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ABSTRACT :

" This thesis mafibé of ihterest to three groups of people: (1)
Those with a specific interest in the subject of Mixed Land Use,(2)
those with an interest in New York City and Montreal,and (3)those
with an interest in the evolution of the zoning laws in North
America in general and in New&York City in particular, where

it all startea.

Persons in the first gnoup”will find Part I, Part II,

Part IV and Part VI to be of the greatest use. Part I proir:i.~

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

back to Greek ogoré, and gives a historical perspective.\ Parts
IV and VI illustrate some successful prolects in New York !
City and Montreal, including the Rockefeller Center and Citi- .
corp in New York, which are multi-use centers rather than .
mixed-use developments but nevertheless are included for
their ingenuity in- design and contributior®to their immediate
environment.

Parts IIT and V provide a description of ‘the inger cities
of Montreal and New York, A

The Zoning Ordinance is the principle mechanis available
to New York City to coqﬁrol~its’physical form. Party IIT pro~
vides an analysis of the initial Zoning Ordin%ggg/adopted in
1916, the Compr%hensive Rezoning Resolution/g%’196l which con-
tained innovative improvements such as the Floor Area Bonus
and Tower ?rovisions, culmin%ting in fhe Special Zoning an@
Mixed-use 2oning Districts, ?

A glossarypof relevant terminology and a biblioéfﬁﬁhy

[

follows the case studies.
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RESUME;

. La présente th@se peut intéresser trois groupes de
personnes: celles qui se préoccupent tout spécialement de |
‘1‘uti],‘,::Lsatic3n multiple du sol, celles qui s'intéressent aux
villes' de New York et de Montréal, et enfin celles que \ \
tbuche 1'&volution des 1lois sur le zonage en Amérique’ du
Nord et plus particuliérerqeht dans la vlille de New York,
ol elles ont pris naissance.

Les sections \I, II‘, IV et VI seront tout particuligrement

utiles aux personnes du premiér groupe, i.a section I )
définit 1'utilisation multiple du sol. La section II la
sit\;e depuis l'agora grecque et offre une perspective
historique. Le? sections IV et VI exposent certains projets-
sur l'utilisation multiple qui furent courc‘mn'é(s de succés
dans les villes de New York et de M?:nt’réél, y compris le
Rc;ckefeller Center et le Citicorp de New York H\qui‘sont des
centres 3 utilisation ,-multiplg‘ plutdt éue des i)rojets, mais ~“ L

qui ont néanmoins &té &tudiés pour 1l'ingéniosité& de leur v

conception et leur apport au milieu. .
5 ° ¢ e

< . s : . 4 '
Les sections III etV dEcrivent le centre des villes de
- " '

Montré&al et de New York.

¢

Le r2&glement de zonage constitue, pour la ville de

New York, 1e ;3rincipa1 m&canisme de contr8le de sa configuration.

_La section III analyse le premier r&glement de zonage adoﬁté

en 1916, la proposition de rezonoage complet de 1961 qui .

apportait des am&liorations telles que prime de rapport

s
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plancher-sol et disposition concernant les tours,-pour
. .

_terminer avec les gquartiers i z“o'hgge spécial et & u
multiple du sol. ’ S

@

Un lexique term‘ihologique‘ ainsi qu'une biblio
3 b | §
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suivent ces &tudes. . . .
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INTRODUCTION

To a certain extent, land use separation has‘alwéys been

practised in history. Militaristic priorities, social dif-

ferences and the inherent desire of perpetuating these social
\differences always resulted in segregational planning atti-

tudes even in the earliest form of urban settlements. Modern

land-use separation policies, as we, know of and experience

in our everyday lives,are a by-product of the Industrial Revo-

”

lution,

5 ‘ 7 4

Jane Jacobs is one' of the first-generation campaigners

ho advocated mixed land-use as an-alterna}ive to land-use

r

separation. 'She observed that in the cities, which were either

the

created or readjusted to the tune of industrial progress, )

!
i
i

| trend of land-use separation by sheer neglect; showed a vita-
{

lowér-class communities which were spared by the socio-economic

g ¢ :
| 1ity which was lacking in the newly created middle-class envi-

ronments. While.the sociological reasons for the land-use
separation which was eagerly SOught after by the mngwly born

middle class,can be summed up as the desire to--assoctate with

b T
/

one's own kindl/uhefe’/nomic reasons welghed heavier.

The house
‘jygbmnﬁir;g;;/; place to live, It was an economié investmgnt,
and the investor, for whom Fhis was a life-long commitment,was
obviously most unwilling to see a/différen% land-use next to
his house which might have the potential of redgc;?g the value .
of the investmeﬁt. Thus the way was paved for the sterile
neighborhoods., ‘

It can be said that the current -land-use separation poli-
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cities with the addition of suburban sprawl, the .out- .

sy ;

urope, economic limitations and

S ——

come has been disastrous:
TNe—

scarce energy resources have led to urban planning solutions

s i e DN ST T Saphens ot S -

where mixed land-use has always been a major planning tool. In
~ new developments and redevelopments, availability of local goods
and ;ervices\within é walking distance has ineviéably_fesulted
in a mixture of yses; local commercial activity i% followed
R " by 9£tertainment and recreational éctivities. Co&paratively,
the fqllowing statistic 1llustrates-the condition %f the subur-
ban communities in North America where land-use seggration poli-
cies are strictly enforced. " Less than 20 percent &f all car
tfiﬁ% are work—rélatéd and over half of all car trﬂpq are over

* a distance of under 5 miles. '.In other words,u?mpulse“shopping,

%t v e egre o

weekly shopping, and for that matter any kind. of activities /’
’ 4

arerestricted to a remote area which is accessible”only by/autod

mobiles. By now there has been enough literature written/on :
L the devastating effects of land-use separation on the orth
L . American cities, perpetrated by the advance of suburbia, mo-
dern large-scale dormitories,which drained the valﬁéble tax-
dollars needed for the functioning of the city along with the
middle class -a much‘needed human resource for the vitality of
- a city- thus leaving the poor behind in the decaying inner
cities, who, besides contributing to the.city, depended on it

. for its very existence.

Thevt:uth:is that even tod y still single-family deta-

ched.-houses in the suburbi are being built more than any other
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type of construction - an anathema to the mixed land-use concept.
i

Meanwhile the éities, which theoretically shouldmbe the show-
L'

cases of American civilization are continuing to decay and the
scaﬁ%ered corporate office towers can at best be the showcases
of thg}American engineers.

Mixed land-use manifests itself in urban settlements. It
limplies a way of life where certain industrial land-uses excep-
ted, the coexisténce of a variety of useé,“commercial, residen- :
tial, recreatioﬁal&cnﬂxural.is not only compatible but in
fact desirable and sought after. [t also implies easy accessibility
to these uses for everyone who is willing-to benefit from all
thésé services. Horizontal integfatio% of diffegent uses
within a precinct, whether it consisté Af retail shops,schools,work-
shops,theaters or residences,is one way of achieving it,but ver- |

tical integration of commercial, office and residential uses

in a single building has become a necessary alternative for the inne:

cities where land and development costs are prohibitive for

residential development alone.

Historically, before the modern land-use separations

came ;nto’effect, mixed landjuse 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; a
concept had to be reinvented and labeled in order to be able
to define what the city should be. |

1

As this study will show,mixed land use was abasic ingredient in
w : ,
Ancient Greek cities where the roots of the western civiliza-
tion can be traced,as well as in Venice and Florence vhen they were the

3
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‘rather than a zoning tool, It has produced a superior quality of

"11fe and a most habitable environment full of vitality. The simple

centers of an exciting era of art and civilisation unsufbassed i

in history. What makes European cities unique is the conti-

ndation of an urban tradition where mixed land use is a way of 1ife

7

truth.is that, like the French on Champs-Elysee, the Americans and

Canadians also enjoy sitting onaa side-walk cafe,get into a con-
versation or just watch passers\-xby.

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

Qity and Montreal are the continuation of this Furopean tradition onto
the North American continent. These are the two citi‘es where
this tradition has been preserved and improved upon. For any-
one who is committed to urban life and civilization, they"’offer
the most habitable énvironments. These cities have always thri-

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

revival of mixed land use zoning inNorth America, While Mntreal isricher i

B N

examples of mixed-use buildings, New York is catching up with

f
the introduction of special mixed-use zoning districts.
A

New York City wasdestined to become the international cen-

b by s Becnl

ter of the 'service .indﬁstry'. As an Enélish writer put it:"it
will be the place where brains will meet". The indications are
already here and’ the pe;“centage of profeéssionals mliving_in the
inner city is rapidly growing. In urban planning terms, this
has wonderful implications; for these are the people who are
committed to urban life. The examples are few,.but the trend"
is legible all. across’ "the city.. The revival of old neighbor-—

hoods, is piﬁtiently being undertaken by those people who refuse

-
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to comply with the short-term’ comforts of .the suburbia.

With allits vicesand virtues, New York(x City is thé "capital o
city of this century" anda,like Athens of Hgllenic Civiliza-
tion & Venice of Renaissance, it is ti’xe showcase of twentieth-
century civilization,

The author must confess that while this study was going on,

he painfully got aware,of how restricted the role of urban planners

and architects was in shaping the urban-scai:e. Political conside-

o - 4

rations, coupled with the real estate market,its unpredictablecyclc

legal techni'calities,uavaile:brility ‘of funds by~ba1.:1ks and trusts,
private intzrests astwell as federal rleqt‘xirements, local comtnu:
nities &non-profit orgaéizdfions, all with their respective
ajtte;ndent problems demandedgpriority.' I would .like to

express my déep admiration for all Fthose °zanonymous planners of
New York City and Montreal to be ab‘le to cope with all ‘

these giapts and prociuce ini;en;ous solutiq};s f;or,what:

to be insurmountable pfoblems.

rer - \ .

. , |
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DEFINIT;ON: ; 4 ;
(g, Christopher Alexénder; in "A Pattern Language" defines
the mechanism responsible for mixed land use in the inner cityh
as follows:

"Urban services tend to agglomerate. Restaurants,
theaters, shops, carnivals, cafes, hotels, night clubs,
entertainment, special services tend to cluster. They
do so because each one wants to locate 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 most interesting and-require
' the largest catch basin - Iocate themselves in this one
nucleus. The one nucleus keeps growing ..... it becomes
rich, various, fascinating."

b WS PTE EA IR £y sk or wove oo ens

But unchecked growth and urban sprawl can limit the
accéssibility to the inner city -

"As the metropolitan area grows, the average distance
- from an individual house to the center increases; and
Jand values around the center rise so high that houses -
are driven out from there by shops and offices - until j !
soon no one, or almost no one, is any longer genuinely
in touch within this solitary center. The problem is
clear. On the one hand, people will only expend so
much effort to get goods and services and attend cultu- -
" ral -events, even the very best ones.

&

i
¥
i
i
f
¢
'

On the other hand, real variety and choice can
only occur where there is concentrated, centralized activi-, ;
"ty; and when the concentration and centralization become . !
too great, then people are no longer willing to take the
- time to go to it." :

-

At a lecture delivered at the McGill University, Norbert !
Schoenauer explained the relationship of the' 24-hour use cycle
) ' " (Fig. 1-A) and its component mixed urban land use ‘and the inner

1 ‘ city: : ¢
"The Inner City is characterized by mixed urban land use.
It is an agglomeration or mosaic of commercial, office,
institutional, transportational, light industrial, recrea-
tional, and residential land uses.  The magnitude and inten-
sity level” of these.various land uses determines the character
of the Inner City and only a particular range of magnitude
and intensity levels bring about balance of . optimal land use.
(T) - Each land use generates daily activities in a particular
time span; some of these activities overlap each other, others
are complementary; some are of long duration,others have a
short time span; some are sporadic,others are intensive.But,
the composite picture of super-imposed diurnal and nocturnal
* - activitles of each particular land use found in the Inner
City covers all hours of the daily cycle."




e o
2 {
1 !
{ ARV EREREFERE NNy |
L . 0 y23
(U:' ol 8 | s <1 o | of | wf e | ] ] Fisy o 8] =

T
| mamr R,
T
UGN
| WY

A A 2

7
N

/.
7

T

12

{o
{

Qo -

N
RN, 2

Figure 1-A 24-hour use cycle

»




o mgwen e s

o prgromna o o e Ao

1 X/fBenQZFnture in Montreal. All unitary mixed use complexes have

Mixed land use development can be defined under the
0

following three categories:

1 - Unitary complex or megaétructure: These are typical-
ly high-rise, mixed-use buildings. Physiéally, they ére con-
ventional st;ﬁctures built in the forﬁ of the f&pical CBD
high-rise tower. Typical examples are the John Hancock Center

N in Chicago (Fig. 1-1), Olympic Tower in New York, and the Place

ae A
g

‘;\%hﬁ common characteristic of the verticM integration of the |
1

uses, and consequent1§ having the elevator as the maiﬂxtranspor-
' tation system, While the unitary'complex Located within the
finner city cuts the amount of travéling drastically% within the
develogment itself, pedestrian movement is aiso greatly reduced
- by the vertical integration of the uses. ‘
By comgining the residential, commercial and office com:
ponents upder\one roof, in the words of Swedish architect Ake
,Arell'"You can live your entire life hére and never go outside'.
But according to statistics less than 15 percent of the resident
population of such a complex has been employéd there as well.

2 - ConQ@ntional Building Grouping: These are multi-
~bqilding mixed-use projects, assembling a number of separate.
buildings usually containing a single land use. Physically, it
resembles the ordinary parcel-by-parcel development. There are

important factors favoring this type of development to the

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

cient pedestyrian movement. One reason for favoring this type

is the ﬁossibility of phasing the project. This way, with-

[N
v
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out a long-term, uhalterable commitment, the project can be
developed in accordan;e with the changing financial objectives
over the years.

A _second reason is merely the need of external visi-
bility. Specialiy, the commercial use, in most cases,relies
heavily not only on in-house clientele, but to ﬁherpassing
motorist as well. Fxamples of this catepory are Rockefefler
Center, and Place des Jardins in Montreal.

3 - Urban-scale development or New Towns: The underlying
concept is a development with an optimum size, where dependence
on transportation is eliminated for a self-contained community,
by providing enough work Bpportunities internally. The opti-
mum size has varied from 30,000 in British New Towns to half
a million in France. While 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
indusﬁry is education and tourist towns whose ma;n fuhction 1is -
recreational. |

Néw Towns are beyond the scope of this study, the two
categories, the unitary complex and conventional building
grouping while differing in their physical manifes?atioﬁ, are
conceptually similar and will be elaborated under the common
title of Mixed Used Developﬁent Projects (MUDP). )
The Urban Land Institu?e's 1976 publication ''Mixed

Use Developments: New Ways of Land Use' defines a mixed use

development as a relatively large-scale real estate characteris-

ed by:

L
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- Three or more major uses (e.g., sigﬁificant revenue
;}oducers suéh as reéail,'office, residential, hotel/motel -

which in well-planned projects are mutually supporting);

| v Significant functional and physical integration of

project components (e.g.; inter-connection of uses with pedes-

trianyways) ;

- Development in conformity 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 muléi-functional charac-
ter and a compact configuration of project compon;nts which
result in a highly intensive use 'of urban land. Among factors
Qetermining the success of a MXD project, the size of the’ pro-
ject is an important one. There is a -minimum size or "eriti-
cal mass" for«MXDs‘sémewhé%e in the vicinity of 500,000 square
feet: inclusive of parking. As ﬁentioned earlier,-lérge size

is necessary to provide an adequate mix of uses, project a

significant public image and capture a<large market area. As

- a rule of thumb, a minimum floor area ratio of 3.0 is needed.

Otis Duncan in "The Optimum Size of Cities' remarks on
the relationship of a minimum populétion and "the ﬁag;c of
an inner city'". He says that: "Citiestwith more than 50;060
people have a big énough market to sustain 61 different kinds
of retail shops and thaE cities with over 100,000 ‘people can

support sophisticated jewellery, fur and fashion stores. He

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

( ‘
a library, a zoo, a symphony orchestra, a daily newspaper, AM
and FM radio, but that it takes a population of 250,000.to
™ '

Q
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types of real estate in the following respects:

_the $600-million Renaissance Center in Detroit.

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

500,000 tbo support a specialized professional school like
a medical school, an opera, or all of the T.V. networks."” v

(Christopher Alexander, "A Pattern Langugge", pg.60).

Advantages:

MXD offers distinct advantages relative to other

.
Y

- UnE?f some circumstances, a successful development
requires creation of a large-scale, essentially new
physiéal environment in order to overcome blighting

influences of adjacent areas. This has been the case with

- Comparing with the single-purpose "Euc}idean" zoning;
the application of MXD can result in a diversity of uses,
and signifiéantly higﬁer/ dengities and thus higher land

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

developments) illustrates thiS‘case.

- By sharing the infra-structure (e.g. parking), MXD
takes full advantage of its scale and the 24-hour use of its
-functions, . '

The‘economics of the operation and ownership of MXD
projects differs significantly' from single-purpose projects
in the folléwing respects:

- Higher fenf or price 1eveis, and higher occupancy

results from the market synergy - purchases at retail faci-

lities by on-site residents or office workers as well as by

' fhe creation of a special place or quality address , permitting

b

price and rent premiums,




L U

.
e i s b it g 4t s Kb

- MXD acts as a means for reaiizing operational

efficiencies. A central plant results in lower heating and

‘cooling requirements.

MXD projects, as compare& with single-purpose projects,
can have a greater and more positive effect on community
development by their scale and funcpional diversity: ,

- By introducing residential, trénsient and/or
recreational activities to areas that aré "dead" during non-~
working hours (e.g., Embarcadero Center in San Francisco);

-~ By maintaining and:hpfoving their own environ-

ment over time (e.g., the continuing "internal regeneration'

" at Rockefeller Center)i

- By blending with established residential neigh-
borhoods (e.g., Westmount Square in Montreal) whererpther types
of high-density developments were inacceptable; ‘

- By having a far greater '"catalytic' effect on

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

Charles Center in Baltimore; which has triggered a $1-billion -

. 4
revitalization throughout the metro center); ‘

~ By -providing a means for organiting metropoiitan '
growth (e.g., the Galleria, which serves as a focal point for
a large and rapidly-expanding urban center located in suburban
Houston and known as City Post Oak)}

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

saw "diversity" as the basic ingredient which made the difference

between "stagnation and decay’ and "vitélityrand liveliness"
in the inner cities. In "The Death and Life of Great American

Cities'" she lists four indispensable conditions necessary to

f
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generate diversity in a‘pitgﬁs streets:

1 - The district and indeed as many of its internal bartsv
as possible, 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 many facilities in

common .
.~ 2 - Most of the blocks must be short, that is, streets
and opportunitifs to turn cornerg must be frequént.

3 - The district must mingle buildings that varf‘in agé
and condition, inéluding a good proportion of old ones so
that they vary in the economic yield that they must produce.
This mingling must be fairly close-blended. O

4 - There fust be a sufficiently. dense concentration of -
people for whatever purposes they may be present there. This
includes dense concentration of residents. . a

She sub-divides "diversity' into two parts: 'Prim;;y
uses and Secondar§ uses? "Primary uses are those which them- -
se}ves bring people to a specific place because they are-
anchoragés.. Offices and factories are primary uses} So are
dwe}lings. Certain plaées of entertainment, education and
recreation aré primary uses, To a degree, so are mahy
museums, libraries and galie;ies, but not all...;. “

"Any primary use whatever, by itself is relatively in-
‘effectual as a créhtor of city diversit;. If it 1s 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 is combined

.

-
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effectively with another that puts people on the street at

different times, then the effect ican be economically stimulating:

a fertile environment for secondary diversity.

"Secondary Hivetéiti is a name for the enterprises that

grow in response to the presence of primary uses, to serve the

people therprimary uses draw. If thisAﬁfcondary/Hiyersity
ger&es single primary uses, no matter what the type ofAﬁse

is, it is innately inefficient. Ser;ing mixed prlméry'uses,
it can be innately efficient and if~t£e other three conditions

for generating diversity are favorable also, it can

to

j afxuberant " / v
. To illustrate her point, Jacobs examines Lower Manhattan.

.. Firm after flrm has lLft for mixed -use midtown Manhattan. .

Out31de of the big offices that form the breath-taking skyline

- . >

of 1ower Manhattan is a ring of stagnation, decay, vacancies’ -
and vestigial industries. Consider this paradox: Here are

plenty of people, and people moréover’wﬁo want andq&alue city’

diversity badly enough so it is difficult or sometimes impossible 4

to keep them from scooting awa? elsewhere to get it. And,
here, check-by-fowl with the demand, are plengy ofwconﬁenignt
and even empty places for diversity to grow in.,Mh;t canbe
wréng? )

"To see what is wrbqg; it is only necessary to drop in

at any ordinary shop and observe the contrast between the

mob scene at lunch and the dullress at other times. It ih only

~
necessary to Qbserve the death-like stillness that settles
- on the'district after fiye thirty and all day Saturday and
. Sunday..... ' g ot

&4 ' ' v - . :
St "Lower Manhattan is in really serious trouble and the
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routinebreasonibg and remedies of orthodox  planning merely

cdmpéhnd the trouble. What could be done to ameliorate

(.
effectively the district's extreme time unbalance of users,

v

which is the root of its trouble?

"Residence, no matter how introduced, can not help effec-
tively. The, day-time use of‘tﬁe district.is so intensive that
residents, even at the highest densities -possible, would always

be ineffectually gmall in their proportionate numbers and

—_—

. would pre-empt territories of a size utterly disprOportiEpate

to the economic contribution they could render here.
"The infusion would‘obviously have to result in the pre-’
sence of a maximum numbers of persons at the times when the

district needs them most for time balance: mid-afternoons

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

‘The only possible concentrations large enough to make any dif-

ference’ would consist of great numbers of visitors at those times,

and this in turnhas n tourists together with any people of

the city_itself, coming back over and. over again in their

léisure time..... :

-~

"The new uses -ought to be in accord with the district's
It is the

T
it
w o

iy . ) )
,bharacter and certainly not a cross purpose to'it.

character of Lower Manhattan to be intensive, exciting,dramatic

and this is one of its greatest assets..
", .The waterfront itself is the first wasted asset

eapable of drawing people at leisure. Part of the district's

vaterfront should become a great marine museum - the permanent

anchorage of specimen and curiosity ships. Other features of

the shoreline should be the embarkation points for pleasure

',:—w‘ . K y - C,
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voyages in the harbor..... A new aquarium should be built..,,.

That public library branch which is needed so badly should be

built..... "Special events based on all these attractions should
be concentrated in evenings and weekends; inexpensive theater
and opera ought fo be added..... As the district livened. up
during evenings and weekends, we could expect some new resi-

o

dential use to appear spontaneously ..... .

"Unless a plan for a district which lacks spread of
people throu%h time of day gets at the cause of the trouble,
the best that can be done is to réhioce old stagnation with
new. 'It may look ileaner 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 achieve the scale and density of development sought, while at
the same‘time creating an attractive, ‘functional environment to
meet the needs of each component. The case studies at
the énd of this study will illustrate eiamples which have been
sﬁcoessfui in doing so. From the in1tia1 concept ta the time
when it reaches the drawing boards, there are problem areas the
successful oolution of which will be of vital imporoonceo?

‘= Land Acquisition: Land must be acquired on a scale and
at a price as well as on associated purchase terms which reflect
development opportunities that result in supportable -land values
together with a necessary time period required to develog the
" project. \ ‘ .

"'~ Market Potential: The,developmentlprogram‘musf be
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formulated on the basis of sound estimates of market poten-
tials in each individual care and the coniplementary demand:
creating the effect of multiple uses. The key here is to
neither exaggerate nor understate the creation of additional
development potentials through the inteération of several uses.

«

- Design Plan: The development program must Ef well
conceived nox on}y interms'of unit and building scale but also
in the context #f an overall physical design which provides
appropriate emphasis to each individual ecomponent within the
context of éﬁ\gffi;iently funetional whole. This design plan
is primarily the responsibility of the architect, but the deve-
loper himself and his economic consultant should work together
with the architect-plénner'to ensure that the resulting plan
fulfills its objectives. ;

- Infrastructure: Within the overall project design

plan, the details of an efficiently functiening infrastructure

* service system must be thoroughly resolved. l

- Phasing: The more‘intriqate and physicaliy intimate
the integration of the various uses, the more crucial it becomes
’Fo define and plan each individual building phase carefully to
‘énsﬁre that upon complgtion of each phase the project remains
functionally viable while accomodatiﬁg suﬂéequént phases.2
‘ Future Role: |

There are 838 MXD's in North America, 56 of tbese were

" completed between 1966 and 1975, Qublic'éﬁthorifies‘are also

increasingly interested in providing urban renewal land for

MXDs. : MXD projects continue to play an inéreasingly\impértant

oy
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role in the revitalization of downtown areas becomihg"tools for
treating b%ight and decay'". 1In the words of J. Portman "Indeed;
mixed use has proven the only approach under soﬁe circumstances,
where fragmented,uni-fun?tional developmgntswere not feasible”,

The solution to the problems that éuburbia has cfeated
will be through MXD as well. Planned Unit Developments, provi-
ding efficient and economic utilities and infrastructure within
a sound environment is the only solution for the survival of \)
the suburban living gompatibie with human needs and requi?e-
ments. The regionai shopping center has the potential to be-
come a MXD project by rhe aé%ition of office and entertainment
spaces as well as residential accomodation. ~

R. Witherspoon of Gladstone Associates has made the
‘following:récommendétions for making the MXD a more attractive
and viable alternative: ' 4 /

- The usual approach to land-use regulation (zoning

through single-purpose districts) is particularly ill-suited

to mized use development and should be supplemented by mixed-

®

use zoning, even if naot precisely mappedh

- The conventional approach to provision of ﬁublic infra-
structure (whereby costs are splif between® community and deve-
loper on an off-site, on-site basis) places mixed-use projects
over a multi-block area at a aistinct disadvantage, and would
need to be thoroughly re-evaluated, and

- The full range of‘public redevelopment incentives,
ranging from traditional tools to more innovative techniques,

should be re-assessed and ranked using. cost-effectiveness

K
o
i

N N b it ey At




R —

‘ 16

anél~yées so as to permit selection of the incentive most

effective in attracting private investment at the lowest pub-

'
s +

&

lic sector cost. ' : ‘
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MXD Protolype

omall Mnxed Use Development
Gross Bullding Area *
Land Area
Development Span **

Medium Mixed Use Development *
Gross Building Area
Land Area
Development Span

Large Mixed Use Development
Gross Bulding Area
Land Area
Development Span

Very Large Mixed Use Development
Gross Bullding Area
Land Area
Development Span

Exmbll 3 Mlxed Use Development Prolotypes 1975 ‘

e — — e r—————— e 3

Prololype Characlerlstlcs

- e g s ..

v

Under 1,000,000 square leet
1 510 2 acres
. 2 to 5 years -

1,000,000-2,500,000 square leel
« 3-10 acres
5-10 years

2.500,000-5.000,000 square lest
10-50 acres
10-15 years

5.000.000 square feet or more
50 acres and up
15-20 years

. ————

Specific Examples:
Projecl Name—Melio Area

Kalamazoo Center—Kalamazoo
360,000 square feet ***

-2 acres

3 years

Wasimount Square—Montreal
1,300 000 square leet

45 acres

4 years

Charles Center—Baltimore
4 675,000 square feet '
20 2 acres

15 years

Crystal City—Washinglon, D.C.
9,000,000 square feet

72 acres

14 years

* Gross Bunldmg Area represents all built space mcluswe of common areas. parking. etc
** Development Span represents the period from start of construchon to substantial completion
*** Does nol include parking, with parking facilitics GBA=675,000 square feet

Source Gladstone Associales

Exhibit 4 Mlxed Use Developmems Stratified by Location and Construction Date, 1956-1 975

s b — - o o T e
' Dale Construction Was Started
Location of Mixed Use 1956- 1961~ 1966- 1971-
Development . 1960 1965 1970 1975 Pla_nned Tatg)
" In CHD i 7 1 14 . 20 8
in Central City 1 5 5 12 8 ’
in Suburbs o 1 1 4 1. .-
Total 8 7 20 36 17

Source: Gladstone Associates.

v 3
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-Exhibit 5 Mixed Use Developments Stratified by Metro Size and Consiruction Date, 1956-1975

Date Construction Was Started

Metro Size 1956~ 1961- 1966- 1971- ’
(1970 Popuiation) , 1960 1965 1970 1975 Planned - Total

) Small metros ‘

(under 500,000) - 2 5 4 ) 1

Mediufh metros '

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

Large melros . : ’

(1,000,000-3,000,000) 4 4 13 22 8 . 51

Very large metros .

(3,000,000 and above) 2 3 4 7 3 19

Total

Source' Gladstone Assoclates

Exhibit 6 Mixed Use Devélopments Stratified by Location and Metro Size, 1975
. ) Size of Metro (1970 Population)

o ) Small Medlum Large Very Large
Location of Mixed Use (under {500,000- (1,000,000- (3,000,000
Development 500,000) 1,000,000) 3,000,000) and above) Total

e et e ——

In CBDs 10 24 10 &0
In Central Cities- 1 21 8 K} ‘
In Suburbs ' 6 1 |

Total " ' 51 9 8

————

P

Note® Includes 17 planned projects
Source, Gladsione Associates.
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G HELLENIC TOWNS AND THE AGORA ’ ~

"As you walk along them (streets of Antioch),you find a suc-
cessi({n ‘of private houses with a bath establishment, at such distances th:att!:1 /‘
are handy for each quarter and in each case the entrance .is in
the cBQmade. ‘What does that mean, and what is the .bearing
of tﬁis lengthy description? Well,-it seems to me that the
pleasantest, yes, and most profitable side of city life is
society and human intercourse, and lthat, By Zeus, is tru}y a
‘¢city where these are most found. It is good to talk and bet-
ter to listen, and best of all to give advice, to sympathiz'e'
with one's friends' experienceé, sharing their joys and sorrows

and getting like sympathy from them < these and ‘co‘untkless

other blessings come of a man's meeting his fellows. .... Where~

as people in cities lose the habit of intlmacy the further they

llve apart, with us, on the other hand the habit of friendship
N is matured by constant intercourse and develons here as much

n3 observes Libanius in his oration on

as it diminishes there.
Antioch around A.D.360. Antioch with other less known towns

of Asia Minor and Syria, Palmyra, Phillipopolis, Ephesus to 4

name a few, were rivalling Rome and Athens wif—h t%;heif advanced
téwn-planniné and social complexity. Antioch had sixteen

‘ miles of colonnaded streets with a mixture of p[rivaté and pub-

lic buildings. These streets were commerc’iél. strif:s to begind

. with, The commercial spirit produced its own char_a’c{:gristicg

such as street-lighting, while in Rome at the height of the

( P ' Empire the streets were dark and people went out at the risk of
their lives. A utilitarian service, combmed with a socially

: functiom.ng integration of residential and commercial use,

- i

[
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made both day and night living in ‘Antioch attfactive. .

As Libanius observes ".....with us night differs from déy only

in the kind of lighting. Trades go on as before; some ply

"their handicrafts, while others give themselves to laughter

and s‘ong‘.” It sbould be noted that it was only after the late
nineteenth century that Piccadilly Circus or Fifth Avenue could
live up to Libanius' désc;iption. : o
Tracing the MXD coﬁcépt back to the Greek cities will lead
to the most domi'n.ant factor in these cities and their dynamic °
center, the agora. Even at the beg’inningwhen the temple apd
the agora were closely in‘tegrated, there was an effort to sepa-

rate them from éach other (to separate the prayer to Gods from -

mere exchange of views). In the fifth century, the agora became
£y ) ‘

a market place, a banking center and was separated from the ﬁemple

precinct, retaining its original function as a communal meeting

‘place. Here thelinterchange of news and op%nions was as ims

 portant as the intérchange of goods. The fourth century Greek

poet Eubohs observed that: "You will find everything sold toge-
‘ther in ‘the same place in Athens: figs, witnesses to summonses,
bunches of gfrape's, turnips, pears, apples, givers of evidence,'
roses, medlars, porridge, hone}"combs, chick-peas, law suits
..... _allotment‘machines, lamps, water-clocks, laws, indlictmenti"
Th{a early agora had an irregular form. It was sometimes an
open square or sometimes the widening of tfxe main street. The “
’buildings surrounded it in-an irregular pattern, In the middle

were the temporary stands'which i_hdicéted the market day. The econo
m?& fun\ct'ipn‘s of the agora begari‘ to expand ,in(;reasingly. Over-

,
’

seas tride, export and wholesale operations substituted the
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',was often built the Roman City began with‘such a wall,

" Roman new fowns from Antioch and Ephesus in Asia Minor to

21

mere exchange of goods for basic necessities, but still it
continued to function as a market, a place of -assembly, and

a festival place, Growing in importance, it combined -

-

many more urban funétions sucﬁ as law, governﬁent,commerce,
industry, religion, social épntacts, etc,
. . \
«  These functions continlled to exist in -later public spaceéﬁ
in Mediterranean cities such as in plazas, campos, p}azzas
. ¥

and the '"grand place".

Fér”all its virtues in mixing different uses, it should be
noted that agora had onéwmajor deficiency. Tﬁrough custom it did
not allow its use by women. It was a man's t;rfitory or rather ;

' -

man's club where men traded, competed and perhaps discussed women.
. 11‘ K !

FORUM

the forum carried out the functions of the” agora in the Roman
City.  The agd?g, broad ﬁnbroken streets of the Miletian plan-
ning lined with buildings, theater etc. were part of a long

list of constituent elements of a cityuﬁhieh the Romans adapted

IRt
T
\

and improved, Unlike the Greek city\%hére‘the fortification wall

The regular checkerboard layout within a rectangﬁlar boundary,
the arcaded walks, the forum, the Eﬁéater, the arena, the
baths, the public lavatories were all standard equipment in

!
Chester, England. Every desirable urban qualities which existed

in Rome also existed in New Towns. Nabtés, Bologna, Parma, - ’

~

+

later on Como, Verona, Florence were such towns.

a

+In the beginning &be forum was again a market place. It was
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also used for the athletic and gladiatorial contests. Instead
of building a temple beside it, Romans acted in a more practi-

cal manner and declared the area itself as sacred. Later, from

" an open square it developed into a complex of shrines ard

temples, halls of justice and council houses and open spaces in
between, From an undefined open space, the forum evolved, _
into a defined enclosed precinct. The nature of transactions
éhanéed too and money-changers' bureaux replaced butchers
wooden booths. Vitruvius px:escrﬂ)ed that the treasury, the
prison, and the council housé ought to adjoin the’forum.

The succeeding’Emperors expanded and added to the forum.
Romanum of Rome and Julius Caésar founded a new one in the vieci-
nity and there were subcent'ers in other parts of the city. Here
large crowds would gather for shopplng, worshipping gossipping,
attending courts and participating in public affairs

The pia‘zzas and - campos of the later Italian towns are the
extensions é)f the Forum and the Agora even though they lack today

* .

most of the historic social functions of the Roman period.

- Pompeii, where residential and commercial uses weére success-

fully integrated, was a prosperous provincial Roman city located -

about fiftéen miles south of Naples and overlooking the Gulf of
Naples. In the year '79, an eruption of Vesuvius cowvered it
with a volcanic ash and a layer of cinder fifteen to twenty feet
deep, which preserved 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 the streets at.

right angles to each other., The principal streets are from

-
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twenty to thirty feet wide with raised sidewalks. As in all !
Roman cities, civic 1ife 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 to that and beyond that a spa-
cious building used a;s a cloth ;axchange. Along the south end
are three halls which contained the council chamber and city
offices, and on the west side are the basilica and a temple of
Apollo, ‘ '

Other than the Forum, five temples,. three pubiic baths,
‘two theaters and an amphi-theater have been found. These are
the principal buildings which aré surrounded by houses. The
houses, Awhatever their size, generally follow tEhe "House of
Pansa" plan., There are shops aroﬁnd the House on three sides.
The principal streets are lined with shops with wooden ‘shutters
which are small and open at the front. ‘ At the rear of the
shop is a living room, eind some have a sleeping room on the
second floor, In Pompeli as in every Roman town, could b:e
found shoemakers, tanners weavers, blacksmlths carper’ters,
millers who were also bakers launderers and dyers, and small
shopl\ceepex\s of all kind. '

Since this was an age which knew little about machinery,
and.-also there were no factories comparable to those,of modern
times, small industries were in no way nuisances t:ciw éheir environ—
ment. This was an important factor for the mutual coexistence

of industrial and residential uses, which are otherwise mostly

imcompat ible . -
THE MEDIEVAL TOWN

In the medieval town the universal church took

most of the functions X - :
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could gather, It served as dining hall for a festival and theater

for a religious perform.;nqe. The earliest functions of the

forum and the agora as well as the market were all held near the
church’ in an open space adjacent to it since the church was the
place where the biggest ciowd cogld /gather. -

Many of these market places had been set ‘up’ in irregular and
atbitrary ways since these spaces were mot initially planned tobe I.Bed as ma
kets. These *were the left over sp‘aces from the buhildi'ngs sur-
rounding them., Eventually spaces were created for the sale of
different geoods and the new market places were connected‘ by’
passages. Piazzetta San Marco in Venice’was originally built
for use as a meat:‘ market, ¢

The decentralization of the essential social functions through
out the town,‘resulted from the growth of the population. “

Apart from the cathedral,which had a symbolic importance for -

the self-image of the town, churches multipiied everywhere'. Similar!
instead of building one large hospital, small hospitals were
provided,each catering to the medical needs of twoor three thousand people.

The medieval town, is a major achievement in town plan-
ningw,wapositive‘ manifestation of the MXD concept as a 'way
of life'. ];3”:;‘5@gd&ecentralization _prevented overcrowciing in the
center and ﬁ)’é:ig&telci\ the amount of needless traffic: It made

basic services readily accessible to all people, a rare

feature of today's cities. . The town kept its size small with
g” ‘ ? -

familiar popﬁlation -a virtue thé positive effects of which an man':

mind, health, creativity and industriousness were well known

ahd. appreciated by its inhabitants.

- ’ )
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'of the forum. 1t became the new community center where.the crowd \
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The medieval house had assumed three functions: .

the workshop, the store and the living quarters for the family:

o &

3
s \L .
As scope of business and productiofn grew, a competition
for space started between the living and working quarters,

‘which led to the encroachment over the backgardens by workshops

-

s

storage shacks etc.
This intimate %eletionship between residential and indus-
b e tor
trial gﬁqptions continued to coexist as a normal, heaithy way
of lifeuntil the lattér days of the Middle Ages. If the indus-
try had anyfundesirable feat?re like noise then it\was moved to
,the edge oﬁ'the towi or outside the walls. Mass productioﬁ
and operati‘eps like milling,glass-making,tenning ad iron-maki;ngwere
Ehe first industries wﬁeie domestic life andeofk, both in
space‘and function,began to separate. These industries, some-
times surrounded with workshops of related industries, needed
a more segregatedlend isolated workshops.
The medieval house ‘continued its existence as a 1iving .
quarter and as a shép for manufacturlng and selling of goods.
These shops gave a character to the medieval town streets

whlch were certalnly lacking even in Greek cities where the

streets were edged with blank walls. The medleval town Street

was edged on each side with an arcade which was considered the outer

a

\ektehsion“ofAthe shops and provided the-e¢ssential protection
needed agalnst weather It should be noted théﬁ%fhese shops

~were closed with wooden shutters ardwe:ce mt glazed till the seventeenth

‘centu
: %gen the .stalls and booths of the nmrchants and craftsmen

1

ot B
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demarcation 1ine between the urban and rural ‘worlds. The main
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were sheltered under an arcade. . .

-

The decentrakization of the social functions resulted in an-

other unique feature in the medieval town: the small neighbarhood

unit and theresidential precinct ( a concept which‘was.re-invented t
Cla—rence Stein and Henry Wright), 'i‘he medieval town was a congre-
gation of subtowns which were selfpe—sufficiént with

a certain amount of autonomy, they were the outcome bf common
needs and purpose. They all had a local "market, a church and

an adequate docal water supply from either a well or a foﬁntain.

As the towns grew, these units, instead of dissolving into the

S AL

mass, retained their characteristics as the constituent elements

of larger districts. Another characteristic intrinsic to,

the medieval city was the development of precincts according

R LT T Y
o

to vocation and interest. A typical town was divided into

a c-leric(al precinct, Qa royal p];ecins.t, and a merchant's pre-
tinct. These being the chief vocations, the peasants,the eraftsmen
and guilds would form the rest of the precincts of the town, A
universi;y town obviously would have a college precinct. It

should be noted that the scattering of churches and schools

throughout ’the town also provided a much desimed amenity, the

‘ope’n.sp‘aces. | ' | \ | “
The forti“fica!:_ion wall in the medieval lﬁtown deservés special atte;'lt,

‘t:.i'on. It not only played the vital role in tﬁe exfstence

énd protection of the city, both phyéically and Physiologi'cally,

but also was found helpful for the numerous imvortant social fune-~

tions it acquired through the years. The Fortification wall was the

gate wa; the custom: house
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and immigratioﬁ control point, Storehousés, inns and taverns
were located nearby.-

Since there were generally more than one gate, the
economic activity was evenly distributed on the periphery of
the town.In this way,'without any zoning regulations, a major
part of the economic and ‘commer'cial activity was contained in
the immediate silrrounding of the wall,thus freeingthe town cen-
ter from unnecessary traffic and congestion. /

On the recreational side,the fortificationwall performed a special
function too. ‘ The high walls served as a %romenade where peo-
Ple would stroll enjoying the scgenic beauty of the countryside.

This was a most desirable feature,eépeciaﬂy during thjsummer

time when the breeze could not penetraté the city.

The multi-functional city wall,the self-sufficient t{eighborl';ood
and the vocational precincts,with their houses serving as both liv-
ing and working places, demonstrated that,in spite of limited ’
means and resources, how the MXD concept contributed to the
1ively ar}dqrich qualities of life were found in themedieval town,

v

Two major contributing factors which should not go un-

noticed was the popwlation distribution and the limits of growth,The ;

average population of the medieval fown ranged from-a few.
thousand to forty thousand. In t{he seventeenth century Nurn-
berg had a population of about twenty thousand. Of the 150
large German towns,fnone had more than thirty-five thousand in- .

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

" with populét'i“ons oveér 100,000 were highly exceptional. The

-medieval town.rarely extended beyond one half a mile from its

center. |, S f
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THE BAROQUE CITY

Between the fifteenth and eighteenth centuries new econo-

-

ﬁic, political, and culturalA trends radféally altered the form
and constitu616;(fthenedievaltown, The protectionist economy of’
self—sufficiency gave way to mercaﬁtilism.'With its limited
economic means,the town's monopolywas replaced by the new aggres-
sive trade monopoly. The mercantile  industry waslincompati-\

ble with theprotective,autopomous and self-contained seéupcfthetmm
The new economic order favored the towns with the least protéé—
tive %egulatiqns. It .also broughé in its own dynamics : ghe
centralization of political‘power;” national unity; terri-
torial unification; intern%l peace; freedom of movement; uni-
formity of éurrency; reduction of local taxes;and tplls, The
desire to avoid the iqconsistent inflationary policies of

the towns was vitally important for the new economic order. Centra-

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 municipalities to ten political units. With

the consolidation of powér in the pok;tical capital, the

towns lost their power, initié;ive.éﬁa’ﬁﬁnicipal free&om. The
holding of economic 'p8wer by the royal. court, in whichever city
this.system existed, cadsed an unprecedented growth of pqpuiation,

area and wealth,

’

With the land use separation and discriminatory ;onipp regu-

* .lations, the Baroque order came into full force with the

‘emergence of the 'capital cities of newly unified national

states, In qpe’eighteenth century the populations of Vienna

e
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to shape the piezza. Development of the piazza continued with
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and Moscow reached 200,000. Contrary to the medieval policy,

. \
power and population werenot decentralized. The capital city

became -the central authority, paralysing the autonomy of other citi.

which once were free cities,and one by-product.of this policy was the

disintegration of the medieval town. .

To follow Laissez-faire ideology, the individual's priority wa:

e corncern

preferred over the community welfare and’ m111tary as well asindustrial /

brought discriminatory land-use separation'policies into effect
during the Baroque period. This was followed by the 'industrial revolu-

tion' era which - continued untll the present time. This 'revolution'’
undermined those virtues attained
through mixed land use in a cumulative process ongoing from the

Hellenic to the medlexlrfl town,
)

VENICE

-

During the transition to Baroque order, three cities

‘stood above all the others as unique examples where they made-

<

the best of two worlds. These cities were Amsterdam,Florence
and Venice(Fig. 2,1?~where the_characteristic;'of‘the medieval
town were most, successfully maintained.and improved upon along
with rnﬁovativeizoning concepts.

The central core of Venice iéuPiazzé San Marco(Fig.2.5) .
In the beginning it was merely an open space in front of an

ancient church. The formation of the piazza was an organic and

‘cumulative process. In the twelfth century,market stalls began

-

the rebuilding of St.Mark in 1176, the erection of old Campanile
in 1180 the const:ruction of Bucal Palace in 1300, and the building

of old Procurator s Hall and the lerary in 1500's.

e 5
s




30

-

Earlier, the piazza was funcEioning as a market place,
» ‘ ¢

which ‘was replaced by political and social functions and which la-

ter on resulted in the proliferation of restaurants, cafés,
. 13
shops and hotels.

Folloﬁ%ng the pattern of the medieval towns, Venice . -

was divided into six wards. Instead of centralizing them around
Piazza San Marco, the political and sbecial functions of these

wards were decentralized. Eagh ward or neighborhood

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

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

order since the neighborhoods were based upon common vocational 3

interests. ‘ ' ' / f

13

The canals surrounding the neighborhoods helped them to

define and to preserve their entity. They also served both as
. . space
highways connecting neighborhoods to each cther aswell as separating the open/

While these characteristics vwere existing in other cities,Venice

was the‘only city  where there was a conscious effort of mak-
ing the best use of functional zoning and MXD.

The first land-use separation went into effect with the
removal of the cemetery to an island seven miles away. The
‘continuing land-use separative policies were a déliberate at-
tempt towardé tHe preservation'of the mixed-use medieval town's
character of the residential neighbéfhoods. The Arsenal was
the first industrial precinctpbuilt in the eleventh century,
with expanded shipyard and munition® works. In 13th century a
major induétfy of glass workshops was established on a'sgparate

island called Murano. This zoning policy continued well

into the nineteenth century culminating with the declaration
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of the Lido 1sland as a recreational precinct.

M s

Venice,

A !

. policy, deserves an important rank in urban history. It still

lends 1tse1f as a valuable guide for urban planners.
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DEVELOPMENT OF THE SPECIAL DISTRICT CONCEPT

IN NEW YORK CITY
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NEW YORK CITY HISTORICAL DEVELOPMENT

. New York City has a census populag:rion of about 8 mi:l-,
lions distributed unhevenly amon‘g the five boroughs .Manhattan,
Bronx.,‘Queens, Brooklyn énd Staten Island. The city covers
an area of 333 square miles. . ' y

Ne;d York has t{:‘wo primary business-centers Midtown and

Lower Manhattan. | Lower Manhattan was developed'from the origi-
nal plan of ’the‘”e‘arly 17th-century’s Dutch settlement New Ams-
terdam, paéterned closely after Amsterdam. Today approxirpately '
500,000 pec;ple work within the confines of the original Dutch

settlement in Lower Manhattan, which has a %-sq,mile area.The area

hums with business activities and 96 percent of those working }nManhat-

' tan commute by some- form of public transit.

In north of Lower Manhattan ,vhere the original Dutch settle-

ment's network of narrow streets still remained the

"streets are lald out on a grid that was adopted in 1811. At that time w

)

it' was thought that the major movement between the two rivers

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 to move beyond Lower Man-
hattan and when it became apparent that the major movements

wer’e north-south, two more avenues, viz. Madison and Lexington,were
spliced into the oriéinal grid. ‘ -

The Midtown business district, which runs roughly from

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

terminals in Manhattan: Pennsylﬁania Station
and Grand Central Station.One million people work in 1 sq.mile

\

of Midtown. Like Lower Manhattan, Midtown continues to hum

with all kinds of business activities.
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and 92 percen / of the commuters use public transit system. oot
: where : .

Unlike other cities of the U.S.A./major activities are dispeféed

(like aircraft industry in Los Angeles, autos in Detroit and

o ‘ ‘ _ of New Yorl; Cit
metal and food processing in Chicago), most of the activities

in which the New York Region plays a majpf national role —(ééch
as finance, insurance, corporate beadqu;rters,rcommuqications,
foreign tr§de, wholesaling, apparel, printing, npn-profit org#--
nizatioﬁs, culture and entertainment) - are uses which are
compleméntary to inner city locations.» |

The CBD of New York City contains 52 percent of the re-

gion's jobs in office buildings, 76 percent of its legitimate

theatres, 26 perdent of its department store floorspace, 25
percent of its manufacturing/wholesaling employment and 14 per-
cené of its college enrollment. ’ !
According to New York Regioqal Plan Association, indica-
tions are that the kinds of jobs which thrive in the CBD are
gmong those which are fast °growing.. The jobs in office

buildings are expected to grow to 3.0 million in the CBD by the

year 2000. While there are technological advances resulting J

in increased productivity in office work, this does not appear
to be slowing the employment growth in such white collar indus-
tries as publishing, television and other communicatioms,

&

“government, finance etc.
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TRADITIONAL NEW. YORK CITY ZONING TECHNIQUES

..... Of all the large cities we visited, from San Diego
'to Boston,'Seaétle té Dallas, New York's zoning jideas are by
far the most imaginative.:.., New York City has, of all of the
areas we have observed and worked in,been coming up with somg'
of the‘most ingenious concepts, and tha@ is a remarkable sign,
vOne sometimes has the feeling, as though the planners were '
cranking out new, ;pecial districts as though every special
district woulé’raise municipal bonds one point in Standard and
Poors rating.....". These were the words of Richard Babcock,
Specialist in Land Use Law, af a conferencencovveﬁed b?‘City'

Planning Commission of N.Y.C. at N.Y.U. on July 19;1977.

The 'Special District' concept with other techniques such
as incentive zoning, air-rights transfer and restrictive cove-

nant techniques are important improvements over the 1961 Zon-

ing Resolution of N.Y.C. The concept falls under the domain of

"MXD, and will ?e dealt with extensively thrbughout this studf.

New York City is 'the: city' which has pioneered all the

cities in U.S.A. and Canada in zoning policy. A brief study,

<::ginning with the revolutionary "1916 Zoning Resolution" will

1p to comprehend the evolution which led to "Special Dis-
t?icts“ MXﬁ zbning‘in N.Y.C.
By 1900, New York was the financial center of the country.
In 1?15 qpe 42-stofey Equitable Builéing was constructed,cast-
ing a seven acre shadow on the surrounding properties. The -
fashionable retail shopping on Fifth Avenue arnd hotel district

. - . - .
around 34th Street were being invaded by garment factories. The .

:




time had come to control and regulate its growth. The first
New York City Zoning Ordinance was adopted. Inthe regulations
developed in the 1916 Ordinancethetmé_area and height districts

wére mapped individually on three sepatate maps. First,, resi-

" dential, retail and manufac%uring use districts were defined

,
)

and mapped. The objective of this first attempt at underlying
the  residential district was to protect residential areas against

intrusion by business gnd manufacturing activities, whereas
the primary aim of the retail district was to protect such
areas as Fifth Avenue.~ The resolution underscores the imnor-
tancé pf residential use. While residences could be built in
every éone, manufacpuring uses could only be constructed in
manufacturing districts. ‘

Next, the %esiéential districts were subdivided into

zones specifying the exact building type permitted from single
family detached to multiple dwellings. Finally, height dis-
tricts controlled the bulk of new structures by limiting their
height and requiring setbacks. These height controls, aimed
at eétéblisbing minimum light and air standards and indiréctly
controlling density, proved”;o be equal}y inflexible . as the -
traditional yai‘d regulations and were'also unnecessarily restrictive
It led to 'Wédding Cake' method of bulk controi which forces
ubon the structure a physical shape often inefficient,
uneconomical or aestﬁetically notlpleasiné.

These and other shortcomings -

were re-evaluated in a major attempt to moder-

nize the 1916 Ordinance by the firm of Harrison,Ballard & Allen

k4
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refined and incorporated in the Comprehensive Rezoning Resolu-

stated in positive terms rather than listing those not permit-

. to,achiéve more flexibility in zoning.

43

in 1949. Even though never adopted, this effort is of parti- |

cular interest since many of the recommendations were later

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

pbjectiyes:
(1) Provide for a total residential and working density
well below those permitted under the 1916 Ordinance.
(2) Anticipate the future land use requirements of the
city and identify as well as resérve the best locations
for them,

(3) Establish regulations to distribute these densities

over areas allocated for them.
To implement these objectlves, the city was to be divided
into districts; each given a symbol such as RA-1 or CB-2, etec.
The first letter indicated the general use, the second letter !

the particular use group and the number referred to the level ,

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

controls appliéable.in each district were mapped on one set of
city-wide maps. The uses permitged within a district were
ted as previously done. The Floor Area Ratio (F.A.R.) was
developed as a method of controlling density. '

The F.A.R. system is of particular importance as a vehicle
Since a building did
not have”to‘cnnfofm to a ﬁredegérmined zoning péckage, it:wns .

hoped that it would be more responsive in its design to the
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- forces which infiuenced its particular'site. F.A.R. is ame~
thod of control which is equall& applicable to all structures
‘independent of use. A potenciél developer coqldvbuild to suit
his needs providing the structure was Witﬁin the maximum
allowable F.A.R.

n The inclusion of community facilities along with residen-
tial large-scale projects .was provided in the following

manner : .for develo;ment;=with*w
g}oss site area of twenty acres or more (or with five hundred
or ﬁore proposed dwelling unitg) the City Planning Commission ,
by means of a repor& from the Board of Education, would deter-
mine whether:sufficient school capacity was available to serve
the occupants‘of‘the dévelopment. If not, a site for a new faci-
lity that could be acquired by the City woﬁld have to be reser-
ved within the develogment. The‘same procedures were

used for oéher residential related services.

In 1961, this 'Comprehensive‘ﬁggéning Resolution' was adopt-
eﬁ and went into effect. Apart from certain variations and
additions, the new resolution retained methods initially developed'
in the H.ﬁ.A. proposal. Thus, at pfesent, each district is desigm
ed by one letter plus one or two numbers, Rl, C4.7, M1l'.6, etc.
The letter indicates the general use classification,'R' for .
residence, 'C' for commercial and 'M' for manufacturing. The
number following the 'R' indicates the permitted use, bulk and
?Zqﬁired parking for the particula; districtx

- The_three basic categories are further subdivided into 21

zoning{districtg, ten residential, eight commercial and three

!
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manufacturing. Development within these dlstrlcts is regulated
by use, bulk and parklng regulations. |

As was the case with H.B A, proposal, density was pr;mari-
'1ly controlled by the bulk regulation specifying the maximum

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

"vision was introduced. The objective of this provision was

. ' to give developers an incentive to provide at no cost tg the city,

amenities as integral parts of new projects. 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-

\
' rols residential ‘density through a regulation which specifies

the lot area per dwelling unit in low-density districts, and
' lot area per room in high density districts. This regulation
indirectly limits the population per acre by controlling the g
number of dwelling units or rooms permitted in a residential
building on a given lot. '
To make sure that sufficient open space is provided and
‘édequate,light and air standards are maintained, the new Reso-
Iuéion utilize’s a number of techniques first introduced in the
H.B.A. proposal. They include minimum court dimensions, mini-
‘mum distances between windows and adjacent walls and specific
opén3space requirements which is called an Open Space Ratio

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

a percentage of the total floor area of all the buildings on
- the lot. ‘It is derived by the formula: O S R.=Open Space,.
- divided by the Floor Area.
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. Typical tower development in R-10

Figure 3-5
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Thex/',e are two residential districts which are applicable
to Manhattan alone, namely R.9 and R.10 (which,in some cases,
éré a1§<‘> applicable to Brooklyn's C,B.,D)with the higheét F.A.Rs
permitted respectively (Fig. 3-5). :

The few R-9 districts are mappedhalqngh some major avenues
and cross town streets south of 96th Street in Manhattan. The
F.A.R. ranges from 6.54 to 7.52 - with density ranging from
228 to 248 units per acre. R,10 has the lowest open space requife-—
ment where no F,A.R, is required, Parking must
be proxﬁed for 40 percent olf the dwelling units (Fig.3-6,7).

Mapped on major avenues and cross-town streets south of
96th Street in Manhattan as well as in the Manhattan and Brooklyn
central business districts, R-10 is the highest density dist-
rict. Tl:le permitted F.A.R. of 10 can be increased to 12 if 2 -
large 'plaza or arcade is prov:llded. The plaza bonus substitutes
for an open space requirement.! Where a plaza is provided, |
densities can reach 400 dwelling un?'.ts pér acre. In new develop-
ments, parking is required for 40 percent of the units,

In addition to the regul_ations presented above, the
Resolution introduces different alternatives for methods of
determining the actual height and setback of a structure,making
speciél provision for off-street parking, building heights
around major airpofts and for large-scale residential and com-
munity facility developmen}s, which were. originally initiated
in the H.B.A, proposal.

The following editorial 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 potential short- ;
i

comings of the New Resolution, those shortcomings which led to

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

cept. 1 Designing by sliderule 1o the sad sesalt of o straghtyachet wsposed on archy
teets by varioes 1cgalatory agencies It all began watli vonng ordinances, and g
cming ordnuces began with the spread of the open spice wdeal advocated and
Spvepagate Uy athe proneers of the viodorn movewnad e sechaectun and Oty
' plansng, Pl beory that low deusaty nngd Jow lund coverage me always desiable, .
- avdd high deowsity and Tugh Lk covorage are wot, 1 the theary un whinli the .
exs=ting conmg laws e bused, und oo the ong hons are based the tolos of
FHA und ~nha aostiitions, An archintect canbiouted with these egulbatinny .
s nds o i hotune caloulatugg floor wiea ratios, Lind coverage percentages, '
angle  of sttbachs, destances between budhhngs, all othe s distances, ratios, forn
Fas, and whit have you, that olen he bas hardly any thoe or enesgy belt te
. design s the toe meanng of the word, When he i confronted with two,
wiennies oven thice, dilferent sets of vules applysmg 1o a single jab, the jugehing
and companng of alf the difforent figures requires o conputing madune, or at

'

bt a cotnputor nand
b do not donbt that all these rules were ereated by men of guod intentions,
Unfortudtely, the cosults are often more dotnmental to orderly development of

atyes than bone'noal
I New York Caty, for msvine e the new ammge ordurance mtroduced tecently,
was hecddeod oa e adnovement that will tadly enable Now Yok e dovelop

J—

an oty ol proat beauty,

- {duain thee The old wnmg Laws created the famons New York wedding vahe
ur htecture, the new ones, §suspect, will be tespousible dog athey evd They are .
hable to cveate mach bad architecture in the name of good arehites ture,

. et ow dossgmng a bibdasg, on Contnd Pk Soath, oo mayad ,
that he will beaesponsible for bieahing up that fameus thoroughfure At present,
thie St consists of i orderly, antforin sow of brsbelings that feame the <outh
botder of Cential Park, They are all appronmately ahe same he aght and lined
‘ wlong a conmen buihding hine The aew butlding -whieh has to confurme to the . ,
wew v conld e desigued eather on the lnndding line but only to the heyghy of
wa stors s el e depped bk, oi at Bk T the bindding b aned then . ,
e v s hee dade e the Tull Bepht Lo caber cases, the continmty of the stsee ’ .
' wibd ot be pncscased Ehe dattog solution was bially o e, and soon Now . '

. vurh’s Central Parh South will look as though o 1outh was knocked out of ats o

proviously handsonae physiognomy. Iy thes what James Felt, te City Planning J

Commssiomer tesprogathle for the uew comng liws, meant whea he sad on o

' television dnterview that the most wonderful aspect of the new taws s that the ' .

ohd stiect pattern wall be destroyed? 1 personally do no see anything wonderful | .
ubunt this . .
The moral of the <ory s that ] fuws and roles that attempt 10 contiod om . : |
environme it should be noplemented anly o prevent bad pluming ind bad design . R

: perpeirated by thace who are weompetent or by thowe whose aun s miere ex- 5 '
: plustati m They should not be imposad i cases where theie nonapgilication woukl .
- re~ult o a superior ~olution g,

s ) As Urban Renewad Connpsioner William L. Slayton stated in @ recent speceh: ) R

PP Lar o bee a0 Digpe fag the e g ol 3FC el W Sanld ,

. . ‘ wdeed zoning s prevented anwise growth in many ways, But thie zoning ardi- . .

“ ' ) dance i o tegatne control L, s bmited, negative, noncieatye mechanisin for

: ‘ contiotling <ty developuent,” And he added. “Urban wenewal permits the ety

: 1o {ouk positnely ab the soiting of llu- stevctures and thes wlatiopship and et Y
: LY A G P 4

-«-qumllly 10 gudge the |Iumlu|unuu m terus of dcﬂ,.u and wncton — ny in tleems
N "ol wmeeting mathemitical forsmuka ™
‘ ’ "Lt as hope 1hat this approach o wban planpig wali ool in lodure arban
" penewal proges. There 1s nosaeason boweovers why o ~houbd not wba e used
e ull vases whose "babdings are bong buailt, Ualosy aach o change in attstude
luh'n phico, owill nut e pu-ml:l- to ynaititain the Bistoric continardy of «dies,
: ur will creatne s bitects be abbe 1o ool iy new wrban pattern~ Whenese
lnm-uuu.uy teinn phs aver caentiaty, tie world is alway - |lmvh‘l ol L

e —
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Figure 3-6 and 3-7

Side under the 1961 Zoning Ordinanc:
In accordance with the ordinance,

Tower East, an apartment built on New York's

Upper East

the tower is limited to 25 percent
of the site area, and in height to

300 ft.

Emery Roth & Sons,architect .
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Figure 3-8 : The gallerla in the 100 Williams Street building

RSP

ig Lower Manhattan,
incentive progran,

Built under the 1961 zoning
it is an outstanding example

* of urban design amenity:

Unlike other buildings-

: . built under similar provisxons

it encourages,

people to use its plaza. Davis, Brody and Asso-

-l

Fowort™™

ciates. and Emergy Roth atchitects.
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,tions mapped in standardlzed districts have limited flexibility

. the urban development traditional zoéning districts to be com-

_and arcades. When one considers the wind-swept 'plazas ‘along,'@

- léwed a plaza bonus - the developers could not be forced to

CTRT R TN TR
. f

SPECIAL ZONING DISTRICTS ..
; :

o

¢ e .
The numerous amendments ahd. mapping changes approved since

the adoption of the 1961°‘Resolution indicated the need for fur-.
ther 1mprovement despite the advances achieved. One.of the

weaknesses of the Resolutlon is that pre-established regula-

*

when responding to the continnally changing forces which affected -

Eat'ible with the diverse characteristics found within sub-
areds of the city. For example, sections of Greenwich Village

and thef South Bronx are mapped the 'same, with little atten-
I
tion to the physical, economic or political pressures exist-

ing in the individual areas.

.
]

A second weakness concerns the F.A.R. bonus provisions.

} X . [

Since the bonus is given 'as of right' and thus not subject . e
to administrative discretion, the Commission -can do little -.
* ' = L

to influence’the design and location of the required vlazas® . .

= “ow

- e

r

Sixth Avenue and the sunken plaza of the General Motors Buiald— wn

”,
-

‘ing (Fig.3-9 and 3-10)it becomes obvious that the full emtent of thc -‘J

publlc benefit hasmot been achieved /tl?me bonuses granted\ in LA

3

each case. For example, even though the G.M. Bu11d:,ng was al- NS

’

provfde a needed’ connection to°'the subway via tbe plaza or a
relocat:lon of the .plaza to Madison Avenue even though both .

would Have ®been feasible and desirable urban design elements, '

¢
- *
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Figure 3-9: General Motors Building
at 59th and Fifth Avenue.
~ The sunken plaza across
‘'the Grand Army Plaza is
the last place where
‘New York needed another
open space/

« +

Figure 3-10: The Uris Building at 50t!
' and Broadway have two
theaters and a pedestria
o ,through%b,l’m.k._c‘onnecti.on
) e but it '‘also has two use-
* . less sunken pYazas
fronting on Broadway.
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The issue is further complicated since the tower provi-

sions ,which are used to ensure sufficient light and air are
. NN Y *

coupled with the bonus provisions. Conséqueﬁtly, igstead of

the '"Wedding Cake" as a standard building form, there has been
2 » y .

—

a prolification of 40 percent towers rising out of wind-swept

+ plazas which usually designed the adjoining development.

"- In 1965 a measure,which provided for the establishment
and'réguiafion of land marks, landmark s?’.tes and historic >
districts, was enacted into law., As a control, the significant
feat:lre of the lay was the fact that it was not only linked to
individual buildings on sites but estab{lished the concept of
a specialized district.

= In 1966 the Urban-Design Group was created with;'.n the
City Pldnning Commission. It became a dominant force behind
the effoPts to revise the 1961 Resoiution by the creation of
special districts. Having its foundation in the Landmark
Pr‘éservati'on La;%, the spec‘ial district concept was introduced

-because it provided a mechanism through which zoning regula-

6@ .
tipns could be tailored to the specific locatfional characteris-

"
¢

tics of an area.

a

The important element of the special district is its link
to: the zoning bonus provision. As des'cribed previously, the)
bonusﬁ.concept was introq,ucgd to New York City in the 1961 Reso-
lution. The  bonus was made available to-a developer 'as of
right' but,in the case of a special district, the bonus
be granted to a developer only fby special permit, after he
o sat;siiegl s]ﬁecific criteria w’ti%ch‘rapp.ii,e‘d in each district.

. C 2y v : o i




The criteria are aimed at ensuring that new development will
be designed in a manner which is sensitive to the characteris- -

tics and needs of a district.

The major first generation special zoning districts
€

are:
- The Special Theater District: Approved in 1967. Its
purﬁbse is t6 ensure the maintenance of the charac-
teristics of Times Square in future construction

v around the area with the incorporation of shops, res-

. taurants and other entertainment activities.

~ Special Tr%gsportatién Districts: 1In 1968, they were
proposed but not approved for area.around Grand
Central, Pennsylvania and Jamaica Stations. The ob-

S jept?ve was to regulate the intensity of new develop-

ment around these major transportation fagilities.

- Sﬁecial Lincoln Square .Center: Approved in 1969, it/
coveré& the area around Lincoln Center along Broadway .
from Columbus Circle to 66th Street. it differs from
others in a number of ways. The most important one ‘is

‘ - that the Commission had a preconcEived urban design 4

plan which it wanted to implemgnt in the area. The
specific regulatiohs conﬁrolling/the area were written

, 'with this design in mind. It made use of the following
provision which was initially intended for historic o
districts in thevGengral'City Law: ,

1

"To provide for places, buildings, strucburéé, works of

_.art, anid other objects having a special character or spegial
& S . <

. 0 > ‘ ‘ ‘ ¢
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1€ Elective pedestrian circulation improvement

Figure 3-11 :

| /Qoz GAY '

[

A-E) Mandatory pedestrian circulalion improvement
M Mandatory lot mprovement
"'i Tl itrang Voo uligeiel Wreaie » - n N
1ratoreud ol inpruvaimainlt B -

Special Greenwich Street DNevelopment DPistrict: -
., The district legislation reinforces shopping
streets, determines open spaces, primary pedes-

trian connectionis and maintains the overall '~

character of Tower Manhat+an

Pl Ao bl
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(:} , historical or aesthetic interest or value, enhancement, perpe-
tuation of use which may include appropriate and reasonable con-
trol of the use or appearance of neighboring private property .

“within public view, or both.,...".

‘ , - Special Greenwich Street Developmént District:(Fig.3-11)
Approved in 1971, the district was creéated to contrél
the expansion of commercial devélopment in the area of -
Lowér Manhattan adjacent to Battery Park City and the
World Trade Center. The district attempts to imp%e-

ment an integrated plan for improved pedestrian and

vehicular circulation as well as encourages the deve-

lopment of a variety of retail and service establiéh—
ments which meet the afea'é present and projetted
workingppopulation.
- Special Manhattan Landing Development Distriéf: It has
been created to control a 90 acre area in Lower Man-
) éhat;tan along the East River Waterfront. A significant

portion of this area consists of lands presently under

water,

The special districts described above started a new trend
in urban design ¢ontrols. In the words of Ada Louise Huxtable
. ""They give the City the ability to legislate precise planning

‘results",

MIXED-USE ZONING DISTRICTS

’

- In 1973, Mixed-use Zoning -districts were created:to en-

E - -

C\ SR S ‘ )
o~ S courage mixed-use developments in selected commercial areas..

-
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‘well as retail activity.

57
Tﬂe conventional mixed-use buiidings were generally a combina-
tion of ground-level retail shop and either aﬁartments or offi-
ces above. 4 opposed to the horizontal planning 5f MXD, a ver-
tical dimension was acﬁieved by placing the office and residen-
tial uses in the same building,

According to Kenneth Halpern, Director of the dffice of
'Midtswn Planning and Development in N.Y.C. "The 1961 Resolu-*’
tion did not in.faet gfohibit mixed-usépbuildings; it just
émphatically discouraged them, on the theory that a mixturé of
office and residential uses woul& add to the intensity of use
in any given area,... Contrary to what planners believed in
1961, mixed-use can actually result in a decrease in intensity

of use. Because an apaftment allocates more square feet per

»
g ) . *
.person than an office, a mixture of thes¢ two uses can in fact

result in an on-site population up to one-third less than that
iﬂ an all-office building. Also the activities of eachl’ use

are mutually independent and occur at different times of the

day, so the intensity is less at any given time. The resultant

benefit is around—tbe~clock'activity with less inten%ity, and a
more efficient utilizationhof space, time and the existing
city infrastgucturE".S
The main provisioﬁs of the new mixed-use zoning are:
- To be eligiple for a mixed-use building, a zoning lot

must be at least 20,000 éq.ft. in size. This provision seeks

to ensure that there will be énough space at the ground level

/.(

for two lobbies - one residential, the other commercial - as




58

- Each building must provide -without .bonus- 5000 sq.ft. .
of recreational space fér the exclusive use of regidential te-
nants and their guests without admission or membership fee.

Areas open to the sky must be landscaped, with the remainder of
the space devoted to sitting or recrea;ional facilities.

- Each mixed-use building is required to provide a covered
pedestrian s%ace, a galleria; a through-block arcade, a plaza—‘
\céhnected open area, or any additional aménity or combination
of amenities that generate a bonus equivalent to 2.5 F.A.R.
Fulfill@ent of this requirement along with thé requirement for
tenant recreational space will produce more open space than is
provided either by an all—fesidentfal structure or by an all-
office structure.

- All setback areas occurringlin the cbmmerciaf portion‘
6f the building, inciuding its roof, must be landscaped if they

1

are more than 20 ft. deep.

-

. ; Ty
'~ Because automobile ownership in the central city is

extremely low, the residential-zone reqﬁirement that there be
parking spaces for 40 percent of the apartments has been waived.

The Galleria is 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 showrooms which are threatening

the wvery existence of the street, it was a preséigious address:
for %'rich variety of uses such as residential, -retail shops,

_department stores and hotels. It became the ceremonial street
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of New York and the United States as well. It evolved to be
the international shopping street., It was an excellent mani~
festation of the mixed-land use concept both horizontally and

vertically,

. The first blow came with thevc?nstruction of the GM Build-

. ing at 59th Street. GM Building is the product of & major weak-

ness in the 1961 Resolution, concerning 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 be done to correct some of the design deficiencies.
Located across the street from the Grand Army Plaza in front -
of the Plaza Hotel and diagonally situated. from the Central
Park, it is the last placé where New York needed another plaza.

With new construction, the ground-floor uses beéan to
change also. The new buildings with, their hiéher‘costs and rents
began to displace the traditional retail shops which gave‘way'
to banks and corporate showrooms and lobbies for the office
buildings. These new uses with their uselégs, unattractive, '
empty spaces raised a major threat to the very existence of
the delicate texturé of the street. In other words, they ex-
ploited and eventually thrqgtened to destroy'the reason which
attracted them into that area in the first'piace.

As a typical example of what should not be done, the GM
buil&ing raisesalso cther issues.Buildings along the Fifth Ave-

nue form an urban' wall which is visually a magnificent urban

feature and at the same time they provide a continuous shop-

ping row, GM Building,ﬁith its supken plaza and’gétback,

o




r e S e o et e e .

60 ) . r
puts an end to the continuity where people have no choice |
but to watch the latest éM products at the corporate showroom moth. |
shortcoming is 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 alone, Actually what adds to its attraction are the
on the Fifth

side strpets. Since the invasion of the airline offices and banks /_:f

Arenue the boutiques and shops which could not compete

had to move to the side streets. Today, 22

percent of the avenue frontage is occupied by banks, lobbies,
corporation showrooms and airline ticket offices.

In 1973, as a rescue operation, the Fifth Avenue Speciél
(Fig. 3-12) legislation was introduced and approved. Its main}

provisions are:

- All buildings in the district, which extends from 38th
Street to 57th Street, have to build up to the lot line on the

avenue.

- Buil&ings 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 is preferred, that can‘not occur before

the ﬂ—storey heighf. Buildings on the west side of the avenue
must be built to the lot line to the ﬂeight of 85 ft.and at that
point they must.,set back a winimum of 50 ft. This last reduire-
ment will provide tower separation between the east and west .

walls letting more light onto the streei:in the afternoon which ist:he

1
R \
T \ v
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Figureﬂ 3-13 : Prototypical Fifth Avenua mixed-use building.

1 5

- - _ go.e dﬂ‘,

e e i i Ao S tag

A

-




/A

S

@

O - e e e e i et oo

63
time of peak usage. It also picks up éhe peight of the exis-
ting setbacks on the Rockefeller Center buildings. A modest
bonus is avaiiable if the;e setbacks are landscaped, and also
accessible to the public. |
- One point of the allowable floor area bulk, roﬁghly
equivalent to two floors of a new building, must be devoted té

3 0] - &
retail uses selected from a special use group written around

‘the most characteristic types of shopping on a shopping street,

The list,which limits banks and airline ticket office to occupay

'ﬁot more than 15 percent of ground-fllor space,excludes

corporation showrooms,

- Building lobbies can not be located on Fifth Avenué;
rather they must be 1oéated on the side streets at least 50 ft,
behind the Avenue. ’

- The plazg 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 'developed urban Spacé is a'gailefia - a
through-block connection bgtween t&o side streets which is co-
vered, has natural light and is flanked by retai;'shops. The
entry to the Building can also be on the front of this space,

-¢A special incentive is given to a deveiopment that
provides retail space in addition to the minimum reéuirement.

The incentive provides an increase in bulk of up to 20 per-’

cént, and the tower portion of the building can be up to 15
| N

, percent "fatter" than the normal zoning limit penﬂﬁé. However,

_the bulk so gained can only be devoted to residential or hotel

7 . — ) _
use, o
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ﬁThe bonus provisions help answer a criti@ism of special
districts with zoning incentives:'according to Jonathan Barnett
"that the amenities and more complex land uses obtained are
valuable, but that the City can't ;fford 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 times of the day. Twenty-
four hour use, created by placing offices and apartments in the
same district, makes that portion of the City’safer and more
efficient than an office building area that is deserted at night,
or an in-town residential neighborhood that empties out during
the day. The same police and fire stations can serve both, as
can the same shops and restaurants, and the streets remain
active at all hdurs, which is a good defense against crime.

The Fifth Avghue district not only helps preserve the
integrity of a major shopping street, but if is'introducing
a wider variety of uses into the area; and the new shopping 5
arcades creaée new kinds of frontage, encoufaging a wider variety
of stores. A down-town composed solely of office buildings
and parking lots is Qéc desirable either to the citizen or the .
real-estatg developer; and, in New York as iﬁlmany other places,

‘v

the very zoning regulations that were méant to safeguard the
1

public interest were helping to change the business district
'iﬁto an area thatulacked the variety and liveliness which is

"~ . one of the city's major advantages.

It is hoped that architects will respond. creatively to !
regulations like the Fifth Avenue district by designing build-

ings that combine uses and spaces in new ways, and that are

b A i e S o2
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. not like the,office and apartment stereotypes that have become

all too common in our cities. The law now encourages them to
do this."”

.t
—-""

(Jonathan Barnett "Urban Design as Public Policy",pg.56)

~

v

“~

Olympic Tower, located at 51st and Fifth Avenue is the

first building to be built under the district guidelines.

-

s @
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’(rign 3-18) are:

'SPECIAL °THEATRE DISTRICT .

. . . - - Y
The first special zoning district in New York City was .

approved in 1967. The Theatre District applies to the area
s il . )
around Times Square. Physically,Times-Square is the open

space créated by the intersection of Broadway and Seventh Ave-

°

nue. It jis also the name given to an area which runs along
42nd Street from Sixth to Eighth Avenues, ‘cont1nu1ng along Broad-
way and Seventh Avenue from 42nd\to 53rd Street. Times Square
tekes its name after 'The New: York Times' which is located
nearby ‘

Whlle the area has lost much of its previOus charm by the i

=

replacement of ‘some new and highly-profitable ; R

but less desirable uses such as adult movie-houses and peep-

shows, Brpadway Theater is still there and very much alive. , _

After years of struggliﬁg for survival, the Broadway Theater -

had two consecutive years of profit and it”fs on its way to cap-

(7turing its old grandeur. Recently two theater-houses which

7

were being’used~askadult“move-houses have been reconverted for

fheater productions° This mi?htfnot seem very important but it

is an indication. that there is a trend toWardrmore positive

- ~ © N
4 i -

uses in the area . P . p

The principal purposes/of the sgecial theater distrlct

|
. \ '
T f ‘ a t

5
-

ﬁly' 'To preserve protect and promote the character of the

~

LA

,:apeciei theater district axea a8 the location of the wcrld'

ﬁpremos; concentration of legitimate xheaters.éﬁ“ —

L M?F‘ To develop and sttengthen a much needed clrculation

ot
3

S \
i,ﬁetwnrk in order tn avoid‘conpestion arising f:om the moyements

PR
S » _'e 54 ’ o . .k.' ,Vg - v, ~ s
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. Ment permts adequate access of light and air to surrounding

68

of large numbers of people. .

\ 3- To help ensure a secure basis for the(useful cluster
of shobs, restaurants and related amusement activities which
have been attracted to the area based upon its past and present

bt

character.

[

~To dccomplish the above, the C¥ty Planning Commission is:
permitted within the boundaries of the special district to
bo

increase the maximum allowable F.A.R. up to 20 percent over that

, already permitted 'as of right"' for any new building contain-

ing a legitimate theater or theaters. The F,A.R. increase is

.

based on the following:

-
z

1- If the legitimate theater or theaters are of a
size and. type which the Comm1551on deems appropriate under

the circumstances prevailing at the time of the application,

- 80 as to achieve balanced facilities responsive to the

needs of the district.

2- If there are- facilities to support 1egit1mate
. g .

operatlons such as studios for rehearsal or storage space.
3- If open spaces, arcades, sub-surface concourse

or subway connections are provided to ease congestion in the
¢ — »

area and ensure free movement of pedestrians or vehicles,

.

4- ‘if “restaurant facilities or other amenities\use-
i T q
ful to the Special Theater Dlstrlct are provided :
3 5- If~ distribution of the bulk of the total develop

.I

streets and> propertfe'%

-

While the recent reconversidn of adult mcvie houses

i
S -
to legitimate theaters is theresult of a- pick-up in the building\
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: Section through the lower floors of W.T.Grant
building. The ground floor Broadwa{ frontage
has retail shops, banks and office lobby are
on the second floor.
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ma‘x;ket,‘ there have been three new constructions where four
theaters have been incorporated into the buildings since the passage
of tﬁe Theater District legislation, in 1967. These
are the Minskoff Theater (1650 seats), (Fig.3-18) Uris Theater
(1850 seats), the Circle in the Square Theater (600 seats) and
the American Place Theater (605 seats). This again is a signi-
ficant milestone in the history of the Broadway Theater, since the
number of fheatgrs between the 1920's and the mid—%ﬁﬁO's had
decreased from about 80 to 33.

As an entertainment center,-Times Square is also the
home for approximately twenty movie theaters which show first

b

run films at prices considered suitable for low and moderate-

income groups.

It is also prtl)j‘}ected thaf in New York City tourism industry
will rank in the first place next to the service industry by
thé year 2000, Times Square is one of the most important
é"ente;s of this fast-growing industry. - The recently opened
e.r’nall retail stores selling touristic memorabilia are an indi-
cation of this trend.

A buiidin_g was able to achieve 20 percent more floor area

than that allowed in the Resolution for providing plazas and/or

arcades. With the introduction of the Specia} Theater dist-

4
rict provisions, the total maximum bonus represented an increase

of a forty four percent floor area. Thus, while the Commission
had,it coul.

,could'not‘ take away anything from the developer that healready /

LIS

+ . grant him an extra 24 percent if he satisfied the . criteriar

" The most sugcessful application has been the W.T.Grant.

- Ty

-
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‘the Times Square, .The Planning Commission insisted that the hotel !

" bonus in front of his building. - !

. of Brpadway may chooseto continue Shubert Alley, as thenew hotel

71

Building anid the Minskoff Theater which will be studied as; a
separate case. Of the 13 buildings erected in the special
district only 3 elected to-build a theater and thus were

subjected to design review by the City Planning Commission. The other

ten buildings that were built under the provisions of the
existing zoningqfesolution, opted for 20 percent more F.A.R.
by providing essentially useless plaza spaces and detracting from
the vitai‘characteristics of the Times Square.

Ahotel proposal 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 néighborhood characteristics of

must have small retail stores with large signs on its ground
level instead of a theater, |

The problem for implementing the provision of the Special
Theater district is that this is the only special zoning dis-
tfict without specific urban design controls. Recently, a

series of urban design controls have been incorporated into the

existing Theater District as amendments. The major provisions

- All buildings along Broadway, Seventh Avenue and 42nd .

Street must build to their respective building lot lines. This

provision takes away the developer's option to use the plaza

-

- In liew of a plaza, new developments on the west side
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by John Portman proposes to do,

- There must be at least one level of retail use integra-\

ted into the pedestrian circulation system, The uses must be

part of a special use group that excludes banks, loan offices,
¥

and corporate showrooms, Without this provision, the large 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 which have not yet been #
approved 1is to ensure that new buildings will recognize,aswell as
enhance the essential and unique qualities of Times Square by

incorporating shops, restaurants and theaters into their design,
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Figure 3-16

et et gniarars o s

: A new office b’u’iiding at

. ‘'regulations. This buildin;
was not subject to desigh

- built under, the existing

P

resplution,congequently

[

John Portman's cie,sign
proposal for a hotel’
in Times Square.

43rd and Broadway,which
does not comply with Spe-
cial Theater District

review of the Planning
Commission since it was

provisions, of *the zoning-
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& 3 New development
S New development with theaters
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Figure 3-18: A new plan for Times Square,the plan will encourage ‘ ;
the construction of new theaters.and the rerentior . ...}
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'A NEW ZONING FOR NEW YORK CITY'
CONFERENCE . PROCEEDINGS

P2

‘

The conference whichwas held in N.Y.U, in 1977,followed
by the workshop Sessions is importantrin the sense that it 1is
a recent major attemnt at identifying the current problems
facing the 1961 Resolution and possibly laying ground for a
new zoning for New York City. -The following excerpts taken
from these meetings'are directly related to mixed land use and
special districts bringing the subject uo to date,

In his npening speech, the Chairman of the City Planning
Commission, Victor Marrero, pointed at sc;me of the questions
facing zomdng t:;)day. Mo, do we need a city-wide Zoning Re-

solution? If the answer is yes, shall we keep the one we have

after making some adjustments? Or will fuyrther study point to

"a complete overhaul, resulting in new Resolution? ... Should

we rely on the codified "as-of-right" development system, or on

the special permit Vappxrpach under which each proposal would be

M

subject to discretionary review, and would be judged on its own

merits? ...Can new ways be devised to strengthen and préserve
neighborhoods and natural features? Are there approaches which
are better than special districts? ...Can zoning encourage

mlxed -use of buildings and land?"

%
JRichard Ravitch polnted out to the polltical and economic

,_reallties which should have priorzty in zoning declsions. ... 'AB

. “you eéxamine zoning in the forthcoming,months, I urge you to re-

cognize that' the single bxggest prionty for this city is the

; : effort to regenerate its private economy We - have- 1081:{600,(}00

* [T . . . . ' nos . ‘ -
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jobs, over $7 billion of payroll since 1969. There is\no Zon-
ing Resolution, there is no level of ﬁargicipation by commu-
nity boards, there is nothing within our competence as planners,
architects, builders or providers of capital that can turn our
f}}ty around, unless fundamental economic conditions are impro-
ved, Therefore, I would urge that addltlonal f1ex1b111ty,
administrative discretion be granted to the City Planning Com-
mission ‘on any proposed facility that would influence the
creation of new jobs in this city... Just as we have recogni-
zed that illegal conversions are now something we -have legisla-
ted into public and political acceptability, we have to recog-
nize that there may be prospective commercial uses for older
property in areas Eha; have traditionally objected to the in-
flux of commercial activity..

His economic assessment of the_fdnction 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 cities

‘where the poor have been precluded from accessibility and avai-

lability of basic jobs because of existing land-use regulations
which keep jobs out of their community. It is important to

mention that of’the 600,000 jobs lost, most are blue-collar

1

jobs directly) affecting .the central-city poor who do not have
the means of converting to white-collar jobs available a near-

by offices.- ) . . , N

@

> One of the topics of discussion during the workshop ses-
sions was the residential cod%ersion of the phy31cally sound,

centrally located older offuée hotel and industrial buildiny

N
-

- .
‘ N ~ . R \ {
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which have hlgh vacancy rates because of the changes in the .
Clty s economy, '
According to the moderator the two major issues raised by

recycling of non-residential to 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 is
available? What changes are de31rable9 Is the housing
being created by conversions ''safe and sound"?

S

The direc%or of research of Real Estate Board of New York,

Edward Potter cléimed that the demand for older commercigl

[

ahd*industrial-buildings is no lqngér adequaté to fill them
"He added;The position of Real Estate Board of New York is

that residential conversions of these buil@ingg'should be allow-
ed 'as-of-right' in buildings up to 7500 square feet of lot o
coverage. Vertlge\\flxes of residential and non-residential uses

*should be allowed in conver51ons"

A businessman and the President 6f éhe Chambers-Canal

Civice Ass&éiation,-MrtRosenfield‘also éndorsed miqu-lanh use
coricept, saying, fIndnétry's problems are primaril§ created by

the high cost of doing bus%ngss iﬁxthe City.‘ Business taxes . - ]
and energchosts'are presently so high thaﬁ New Yo}k‘hasjbecomé

an uncompetitive location. F

. The concept of mixed-use areas ié.a gpgh,one,g I gés in&o}-

:veé in the development of a Mixed-Use Zoning Distfict for the
/?owntown loft area and I feel that théNdisﬁrict haé been success- K
'\fulf The City should tecognize that buildinps, WE?“ no langer

viable for béziness purposes, shouLd be considered for some ' other

. gﬁmﬁ
. ) ‘
. - e | S e
.
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ujs’e: Miqu'-use is a very valuable theme in the 1ife of the
‘City”.,, .
- The- discussion which- followed the panelistfs' opening

statements focussed on the need to resolve two conflicting

pdblic p’olic‘ies: On one hand, the desire to create a desirable
new form of housing and, on the other hand, the desire to pre- 1
serve harid expand the industrial job base: The mixed—use‘con- .
cept had .been proposed By a few of the  panelists as a way of

orésolviﬁg this conflict. It was agréed that presently the R

mixed-use concept is inconsistent with zoning policy, and mi-

xed-use itself raised a number of questions: ., S

Y

Atdience: If a residential and industrial arga is created,
can it remain mixed or will it eventually become predominantly
residential?

Berley: "Loft living" and industrial rents are similar,

. - o (3 ) » fi\
but since residential operating expenses are higher, owners”

prefer industrial tenants.

1

' Rosenfield: Businesses are leaving-New York -for a variety

¢ - .
of reasons. Board policy changes will be required to keep busi-~

nesses and jobs in the City, and to keep a mixed character in

industrial areas.

"Potter: The.City has been negligent by not changing the

laws to make conversions legal and by not enforéing the exist-

4

» f
* -«

ing laws.

Audience: The housing quality-and safety issues raised by’

¢

! mixed-use's can be addreésed~ conversions in mixed-use areas can

4 -~ 8

provide an ex 1t:mg§ source 6f middle class housing, o " .

.

- Audience BUSiﬁesms gre politically under-represented in

- ) f /
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mixed-use areas, a
[

Rosenfield: The mixed-use concept is a difficult one,but

H J t
o

can and should be made to work, -

At the technical analysis session of the workshop, the .
y ; | ,
mo,dera.tor raised the question: “To what extent does zoning
accommodate or restrain market demand, -particularly in relation-

ship to the development of housing?"” To which $.Lindenbaum,

a lawyer, Treplied: "Developers are comcerned about keeping the

middle class in New York. We have to provide ‘a variety of

S

housing at1 reasanable prices. Recycl‘ed buildingrs constitute

K}

an important housing and .tax resource for 7\lew York . Howeveg sas

¢ )

» tradltlonally highly assessed commercial buildings 'are recyc-

‘led to lower assessed residential usés, the tax base must be

supplemented with new development. It means that some older - .

buildings may have to be lost on side streats B N
\

but it must be remembered that a new office bu11ding produces a
]

lot of real estate taxes. '"In spite of the fact that manufacturi.ng

and residential uges can be compat:ible,, according to Mr,Lindenbaum
but the present: zoning conflicts emerge especially in ma:f’facturing

zones where residential conversions are taking place, "

perhaps historic -

t can be said that, -one of the mos.t encouragxng outcomes

¢f the conference and the workshop sesgions was the almost
f\

animous endorsement of the mixed- land use concept by a. wide

(" range of 1nterest groups, 1nc1uding real estate deve-

hfloper , 1awyers, comnunity leaders and the public

~

It "has Qecome ev:.dent that the mixed-land ude conoept wj.ll"

"

- be one \qf the maj*or f’actors in, shaping a nei:: zgnfmg ordinance ' ;
for the City, New York C:Lt:y has mthiscomtni%beme ledder h zon -

/ing polmy in the United Sta,te‘s and Canadad (A:Q ; time ':_,b,' N
: L, g : L SRy
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new dez&lgpment,

v

of relative economic prosperity and %favorable climate for
Mixed Land use policy will also be .an impor-

tant cornerstone in the “Renaissance“‘of'New York City.
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: , " PART FOUR : :

MIXED-USE DEVELOPMENT CASE STUDIES
h . IN NEW YORK CITY
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CASE STUDY“‘I

'

i , . ‘

.Name of Project: The Galleria ’ / o0

Location:’ 117 E. 57th Street, Midtown Manhattan,New. York City.

g . An 8-storey mass frontin% on 57th'Street, and 'a 57-storey.
tower fronting~on 58th‘Street. ]

Piaqning Team: Architeéts: David Kenneth Spectef,AIA.,with
Gerald L. Jonas, project desigﬁ associate and penthouse
project designer; John Davison Allen, duplex aparément
de§igﬁ associate.

"The office of Philip Birnbaum,architect for,apartment
residences. ‘
The office of Irwik ?. Cantor, structural engineers.
HRH Construction, Eonstruction administration .

o Déscription: The Gallerié,is a'57-s£orey,mixed-use building

con81st1ng ‘of - o . , s

90-ft. high atrlum topped with a skyllght

A public concourse lined with 'shops and a sidewalk cafe.

| i .
Offices up to seventh floor. » ‘

A private club from 8th to 10th floor with a health
. club, swimﬁiqg pool, sun deck, restaurant and lounge

' .spaces. .

Privatg offices from 11 to 15th floor.

e

250 apgrtmenté on the above floors topped b; a four-
storey penthouse. |
', The Galleria is strategichlly located in a transitional
zone between areas which are either all housing or all

office. It is the ‘first buildlng built under the new mixed-
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.

use building provisions, The Atrium, one of the successful
. [
areas of the building was realized, by ‘allowing the deve-

loper up to 14 sq.ft. of additional-floor svace for one

( .
" sq. ft, of covered pedestrian space. This amenity brought

its provisiogs as well, the area had to be 30 feet high,
30 feet widg ahd53000_sq,ft; in area with retail space
included. While a 30 ft. height was sufficient, the archi-

tect’ came up with a 90 ft. high atrium and topping it 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 resi-
dential tenants pass a concierge's desk and then a bridge
to their tower elevators. The downward flight leads to

a public concourse lined with shops, culminating in the
N Q .

skylit atrium. vTl'{e public can pass right through the .

building to the 58th Streeg exit, or enter the shops qr sit
at the sidewalk cafe. The legislation requires the build-
ing to be open to thetpublic from 7 a.m. to midnight.JWhile
the F.A.A. on 57th Street is 18: down from 21.6 for Fifth
Avenue Special District, the city looseped up on lot area
requirements governing the density." Density is measured

in the number of rooms in relatiaﬁ to the lot area.

This relation in turn détbrmines the number of square foot
pef room, The City established%;he minkmum room sizes at
the Galleria at an average of 300 sq.ft. per room, the same
;s R-10 zoning, the highest density housing allowed in the
City. The developers however raised the average to 350 sq.

ft. per room because of the affluent market they honed to

[
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(’ké , attract, So while the floor area ratio was an increased,

M .
residential space was made more attractive for developers

as an option.
Background to Planning: qute from "Progressive Architecture"

December 1975:‘ ,

"o The boom of office construction in downtown ‘cores
\ in the 50's and 60's led to the escalation in land values
there, until oniy office buiIdings.could afford their
central loéatiohs. Downtown now operates on a nine-to-
five shift: while living, recreational, cultural and re-
tail facilities have increasingly grébitated elsewhere.
Zoning regulations separating land uses have played their
part in this standardization ofuthe*environment... Thus :
one of the singular searches in the past decade has con-
-centrated on introducing (or re-introducing) additional
uses into the high prlced central business district.
% Combination uses in s1ng1e structures is one way to make
that mix,profitable.... New York City's Galleria and Olym-
pic Tower result from separate zoning measures formula&eﬁ

by New York's Office of Midtown Planning and Development,

and 0Office of Lower Manhattan Developmént during the Lind-

»
say Administration....

Comments: Quote from ”Interiors" November 1975: “'Thanks -to

Jacquelin Robertson, then head of OMPD and to Walter
4 o MeQuade, then a member of the® City Planning Commission,
the Galleria's architect, David Kenneth Specter and it§

l“x 0l
N developer were able: 1) to propose acceptable zoning con-
‘ A

cepts for mixed use builhings—concepts which were eventually.

@

,‘\
* /
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accepted by community planning boards and.the City Plan-

ning Commission, and 2) later to translate the formulas

i
4 “

into the building." l

"..... Still one must face it: the Galleria is not quite
as mixed-use as its-commercial-residential desipnation
implies. Because only nine floors are actually being
rented for office space, the Galleria better resembles

a luxury hotel: retail shops, residential space, private
club with separaie dining and swimming, all tucked into
the SS—sﬁorey high structure." |

", .... Nor is its covered pedestrian space likely to be
quite as people-on-the-street oriented as the legislation’

original}y intended, Strollers passing from 57th through

the atrium to 58th Street must descend 12 steps (six feet)

.then go up apgain before coming out at grade. Furthermore,

the passageway jogs enaugh so that the route is hardly

direct,..." »
"..... still, the Galleria's parti, with the eipght-storey .
high entrance wing, makes certain important urban gestures
to 57th Street. It acknowled;es and reinforces the low

scale of ‘the buildings to the east,.,..”
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Figure 41, The 57-storey Galleria, The first buiiding

in New York built under the mixed-use zoning:

P

provisions.

f

Y
S o mgotr et
/Qaz GAY




-———\.‘ |

{ -
, - .
H «
I3
3 & N
3
v
s
s .

i .86 '

L] . .
LTITTN T Ny , -

W
R :
- ' ’ o 4 -
O il uu‘. -'--—_14 3 |
o b o - ;
* )
D S .
| % )
LM-M-E N
-
) e— l’ - oo—a— 2
e A A - ———
r-——- -’ )
[e} b LA .
- 1 PR
———— ¢ ® - weoma
L adaladik .
O'“ﬁ--.n '. -
b c— g pa e
| TR
| oo oo § ' v 3
> et < § -
-————-‘.‘-u @~ v A—
——— & .-
- [P S . R
(A0 LAY - e . a
* 1] - »
s
- - -t
e = o~ :‘ L ARE e S
. I )
)
S T RV g ) '
M, . - :

A 18 CIRATINT AL 1AL e v

!

CORALA e 1, @

. i
“M‘w.u‘ + % cormae wi

« } mmp——— ou P I '
a & ' 3
\

e

v Al

i v \ N

'}

‘

[-q-n.—o-q- 16 - inn -l

[ e e
§ ommlrer-amho o sop

= -

h; v.' ‘ ,‘L-— ']
U : e -
AN u'\|;;| .E PN SN - -~

(o 4 {

LT I‘lﬁld;

N

Figure 4-2: Section through the Galleria,showing the
consecutive retail,office and residential
floors.
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. CASE STUDY II ‘

)
-
N «

. e ¥ ‘ &
Name of Project: Olympic Tower

Location: At 5lst Street.and Fifth Avenue,Midtown,Manhattan,

New York City.
Site:+ Approximately 25,600 sq.ft. lot, plus 14,800 sq.ft.

s

land to whiech client owns«deyelopmeanﬁfghts.

Planning Team: Architect: Skidmofe, Ownings & Merrill, New York,

Whitson Overcash partner-in-chargpe.

Interior Designers: SOM@g

R}

Structural Engineers: 0ffice of James Ruderman
Zoﬂing and code consultants: Max Siegel Associates '
_General Contractor: Tishman Realty & Coﬁst;uction.
Déscription: A 791:]A5 sq.ft. building including: -
= a87667sq.ft. mall with retail space and restaurants
on 3 flooés. , . V Y
. - 480,000 sq\ft, of office sﬁace on 19 flgors,
-. 253 condominiums on 27 floors. g
The O%ympig&?ower is the first mixed retail, ?esidential
and office“building in the Fifth-Avenue Special District.
In contrast td the Galleria, there is nz common space where
all the three uses mix. The apartment lobby is separate
from the office lobby which opens onto the covered pedest-
rian space - a'retail/restaurant mall. The mall however
is more accessible to the public thaﬁ the Galleria. Here
smafg shops wﬁich normally would not be able to afford

the price of Fifth Avenue frontage, and a cafe are loca-

ted. The mall is lined up clbsély to a receﬁtly‘completed'

~
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through-block arcade across the street to the north, thus

providing a continuous pedestrian connection from Paley

J
. Park to St.Patrick's Cathedral.

Within the special district controls allowance Olmypic
Tower is built up to the street line as other stores do

along the east side of Fifth -Avenue (a setbacklo he

.\

west 31de of the street is required after an 5-ft. height).
' 7

S
Another bonus allowable in this district concerned lot co-

_ verage. For each 18 F.A.R. reserved for residential use,

lot coverage can be increased by one pertent. But the in-~

crease cannot go beyond 10 percent nor maximum coverage of

50 percent of the lot. (Under the 1961 Zoning Resolution

- towers could cover only 40 percent of the site; plazas

took up the rest). In the case of Olympié Towmer, the

developer needed the extra tower coverage to apply on, the
' commercial floors for enlarged rentable space. By adding

the winglike slab, they increased the office tower coverage

to 4 percent of the lot, or 20,000 sq.ft. per floor." The
residential portion covers 37.3 percent of the lot,allow-

ing 16,000.sq.ft. per floor.

Background to Planning: At a time when older stdreﬁ were aban-

doning Fifth Avenue, and the towers and plazas generated
by the 1961 Resolution were beginning to invade, the ini-

tial planafor Olympic Tower with a plaza designed b}

. Morris Lapidus got adverse publicity. The Olympic Tower

as Built wag planned within the Fifth Avenue Special Dist-
rict provisions. The typical SOM type black opaq&%-skin

hérdly gives a clue\to the differentiation of the uses on

¢

- N . PRC
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the building.
i Ouote.from "Progressive Archiggqfure" December 1975:
"..... The projects (Olympic Tower, tge Galleria, Water
Tower Place in Chicago) all share basic similarities of
course such as the combination of office space, retail
andkresidential uses, albeit in different doses. But all
three strike a closer chord in their choice of location
and the market ‘for which they are geared: primé locations;
a frankly rich clientele. The reasons take little guess-
work. In a shéky ecénomic environment, develoners want to
be‘certain of some ki;d of guarént;e,of a profitable

3

return...." - o

T
L]

Comments: Quotes from '"Progressive Architecture':
...... Its sleek, impassive,opaque skin and taut rectan-
gular form now are associated too closely with a corpo-
rate office building. Not only is one not aware ‘of the
varying kinds of acitivities going on in the building
from.the exterior package but there is scarcely a clue
"to their differentiation‘where offices stop and residen-

rtial begins (except fof.mechanical space)."
- I:... ®till there is something a mite over assertive

)

about the way the flat slab, 677 ft. high, hits that pave-
ment\at about 60 miles per Hour. Since one is not imme-
dfétely aware of the covered thr;ugh-block connection that
runs from 51st to 52nd Street, the Fifth Avenue approach
seems barren of scale, character articulatiqn, or:any of

those goodies\that mark its landmark neighbors down the

street." S,

A

{
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"..... But the Galleria, Olympic Tower, and Water Tower
Place do not B;gin to address the need for altypologiqgl
model of a mixed-hse structure: a;single building that%
,reflects and communicates the nature of its diverse urban
activities., Without these two aspects of expression being
considered, albng with the necessary.physical ties to the
immediate surroundings, the building becomes gnly a sum of
separate parts - not a living totality fully integrated

with city life....™
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Figure 4-10 : The Olympic Tower, South elevation facing
St.Patrick's Cathedral.
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wing added for extra office space beneath
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CASE STUDY III

+

Name of Project: Pahlavi Foundation Building 4
Location: On Fifth Avenue at 52nd Street.

. o
Architects: Johq Carl Warnecke & Associates.

Description: Built under the Fifth Avenue Special District

1

_y

zoning laws, the office tower is 36—§toref) high.

The main entrance, leading into a three-storey high
public mall lined with shops will be on the 52nd Street
side. A 40-ft. setback on the seventh floor maintains o

* the cornice line set by Rockefeller Center.
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Name of Project: Citicorp Centqg

CASE STUDY IV,
J

¢

'

Locatipn:‘Between‘Lexingtod Avenue, 3rd Avenue and 54th Street,

-

Midtown, Manhattan, New York City.

Planning ?éénu Architects:,Hugh Stubbins and Associates, Inc.

Description:

~

$

Principal Architect: Hugh Stubbins -,
Associated Architects: Emety Roth anBQSoné‘
Landscape Afchitects: Sasaki Associatesﬂl'
Structural Consultants: Le Messorier Assogiates/SbI
Mechanicai/ElectricaL: Joseph R, Loring & Associates
Construction Manager: HRH Construction |
~A 59Tstorey office t&qgr ;
-A skylit galleria
-A church’ ) L CT
-A sunken plaza with direct access to the subway
system, .
Citicorp Center is the result of the successful coopera-
tion of the Mayor’s Office of Midtown Elanning, Architect
Hﬁgh Stubbins, the Ci&icorp management and the pastor of
the church rebuilt on site. For the :ighf -to build at a -
floor area ratio of 18,jé public space is provided. The
gallefia is surrounding with varioqé retail éhbpé, but most-

ly with restaurants and delicatessen stores. People can either

" bring their own food to the tables at the central ‘skylit

area .oxr. patronize, the food shops adjacent to the court.

RIS -~ S

Some time ago, a church. - Saint Peter's - was Locatéd

]

. at the corner of Lexington Avenue and 54th Street -

B

built in 1862. The old

1
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. church was sold to Citibank with the agreement that the
Congregation could QEild a new structure on the same site,
- ‘- “The new church is highly visible, and it is almost always .
. : ¥ N

-+ alive ﬁith concerts, jazz festivals, and religious ser-

* ' wvices. ] ,
fBapkg?ound to Plapﬁing: Nuote from Hugh Sp&bbins' letter to the

Vice Pfesident of Citibank: "The new, slick, slab build-

574

2 )

; ' \
¢ - ings that march up the avenues of New York and other U.S.

Lo citjes aré- symbolic expressions of the Machine. They are

Y

: .+ - anonymous,cool and inhumane. We must use the resources

of big ﬁusiness,l reinforced by moral“énd social ideas, ]
* to develop a new generation oﬁ”office buildings planned

for the cdﬁmunity and expressive of the hu%aﬁity of the
- . individuals who use them.. By: revitalizing urban develop-

ment wi;h an emphasis on people,we could produce a more‘

o énjoyaﬁle'pkace in which to live and work. Such a build-
- ing might{even\be'a source or inspiration for othér'citie?.
'. ‘With the church as catalygﬁ and the bank as supporter,

[

. we can design a new kind of place which all kinds of peo-

»

I ple will ‘want to enter and become part of. While the church

S

must have its own identity, I likeyto think how it could
. be enhan;ed and magnified if we combinéqit with a new kind
. { ©  of ofgicé'bpildiné. I think furthermore that we should be
“r . able to see inﬁo the church from the outside, to see
,Hf wﬁét'is going on, b; attracted and become°part ofiit. There
’ is a spirit .stirring at Saint Peter's CHurch that could be-
come a biightbliéﬁt in Manhattan,"

. o )

1 -
s . o
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Comment : Quoée from the "Architectural Record" June 1978:
"The street ‘environment of Citicorp Center is a triumph
of urban design - the first project influenced and helped
to fruition by the Mayor's Office of Midtown Planning
that demonstrates convincingiy what the Planning Com-
mission;s Urban Design Group has been trying tosaccomplish
sincé its‘found;ng,by former Mayor John V. Lindsay in .

1967." . ;

L
v

.
bt
28




~a

R S

e

=

A Y

FA VAN
- . . -,
; iy
. o Lt b y'
A + . -|‘ ‘m-’-l... * '."r e ,‘t
v § ’r '-~ K '.v'r P . o R/ (g
. N - S & VAR L A

iy sw
S ! S »{*"?’}‘{;}-&“

R T e APy e e

), iy Trd LY
N + 4.3 i 1~ . "f ;) 4]
AT Y p b L~¥',., ?,',l‘,,ﬁ}
+ N4 DR SRR UM it lw\. "y s g0 :(éu
L FESATINN TR L '3"‘\"‘!,"'“"'1 é‘}iﬁﬂkt\.{}, % &ﬁg’ﬁ
R . bRt RNl ;,4}_0"! o ;"-ﬁ} d
' \ . S W ".,of,," 5
- P v, e g e Y ¢
T .ot LR I 1 2
N ! whoen P S SN
1 A SR " dedv )
4 1’ v “ 4 st rdl v,ﬁ N
S s . R B 8] ;‘,{‘ '"ﬂ
’, - . . DU " g
N . * Ol t’/ kfh‘._‘u ¢,1 v :‘;” .r’ !-
. i g At r [ =Ry
S : AT e
' N - _::'_ "‘"'\“ AAN "u' ‘ ’
e M n.ﬂ }c b3 ?’J.‘.«’
’ b4 \ A "g Llr'g
o P ‘:"*‘,L“*'“/,(, "‘: {,l‘ n«
A *. v,
' R W MO W M“’ﬁmﬁ“d qwmu<
o (NN PR SRR A ,g-,w o 'E‘\(\‘"{‘
,!WJDIIII!lllllllllllllllllllll"z . ‘;,_,rv( i o 31 Q,‘ M,“q’ e s
\ RS S A €A Lok
\ : 'wuuuluuuumnlumlum. Coob oy S BTN ‘If AN \32« R R T '.*;;.3 ;
« Y + ie * oy '~ 1R
ASONTRUSEERNOERANRKNERERNENRMARY, - ' NS .,,L ¥ -{J‘ o N Ay B ;
' i AT ,x»“-, M i ] RN . 1
¥ " ‘ RS L .:~ <, , AR AT ,: ‘
INADA SAIERT FROE Cta0E T YIAREG YL, Lo oy R v :
N o v 1 «
(PR eanssenp MREan UE P b alREET , L S AT 1
. T EERTERR IR FEF N ¥TT.Y) AT R g
' “r BN FFUTRRRI N TR 1Y 20 . ¢ i
- C e e 13 CERMLETL) i
4 i [RIEFPIETEPRT L T LAY L . i
i
wlant 11 W1 TJDINIBTIBOL AN UL Lot : i
s PRSRPRINRLT KT M3 RV O T 1] C - Ve, ¥ . '
. |
' ‘ [ a# [LE TRV W SIT- PRI LET AN URR TR )
’ LSRR ) b 2 bbb LB
~ L4
[ .
sUNANI k}

IENUDINRBIRASLYARNINOLEML T VIR L1

AR A IS
\
1z

1038

(NIRENRNQTIRANDAPORAp| o7« 1, "t
2o, TMIPTIZZILNNY N [rEy
FURTRW )\ Jda wll
- Eededt et ORTONDLUNNNAROUIDIHNN)
1y, by i ul‘l} )y A IRV A0 5 ARNCDINNRRI L ITREANI
~ TS il 3 ‘L,cjﬁ r‘t’%} ©PRELA  CHARKRISNZING QY. 106N
Tty i RPN TRC. IR R T
‘ h ?] 4 e SUA WINR RSB % E 157 23T BERN
‘&:mf'u; g STUHLTL S 1 ABMDISE AN T AN ]\‘“!
) 3T V3] '«'&‘2 ity B umut s coincumus 2z, woanen. B
. gF - ] i Eafaleatar 0. s ‘,-,, B Juat L5 IONARIRINFIELL L TRAL UV
i ; ”"‘ "“g‘ﬂ';‘) VDR Lt TR SsuaCRNLONY|
PR Jeaviaay it ~upans -Tumamry
[ (LEIATNRLT JLIAEVEIANRN IS

[AREN 2.

{l i
4 3% )'ﬂﬂi::::ﬂ:m}:l ¢
p)mmilmu i

- s:-' iI H:!:::i:fﬂl
5

Q
e
[nd
| saad
o
(o]
a]
o
Q
o
=)
ct
o
]

Figure 4-20 :

=i
=3

7=

=

=3
=

f
’-—J

ey
pury
7
—
—

=

=
o
=/
J :",17

o,

2
i

=7
e
—'"
.

L

—,
it et

= iy
- e
= =,
fl %
= =
-, _'nl
gy fr)- o
ry 3 4 )
/L A =,

=7
%

Z

Y

o,

b ]

.

P
)

St B -
L e FEN

s g




e erwa o

1
1:' t 1 ;
|
~T T T ¥ v L] ,
T, . CHUNKCH E” Lo RYRETAIL [ oW U %Y ; I
‘ S 1, [ ¢ .
; { 4 M ' | . s(, (O Q) O ) . ()
o i A B e BN € SUPIE IR RUL R LS
é . ; o\.: ) ) , a ;..": " N : ne I [ —
P 6. T . SEEMRE IR
§ o ¥ - I [ of l
z . [: | .
. * |::£ x
' . |’ l:': 1
. " @ lem e ] '
- X )
, ‘.\ A ,‘J}“‘}.g\_‘r R
—/ . ,“' :.9 )-'J o'! [l H
- . )5[)} |
- ﬂ.: 3 » JEXISTING .
- -— 21 |
0 |
O’ .;'; ,-,5
L ] ! L] .;_
N SUBWAY F
Figure 4221 Citicorp Center, concourse level. i
f vy .‘. f'.“ .\- -’3 :.i
f - L} oO0 Wt ’ ‘fu" £ :
:v ) . . . L] E
- SERVICE Y w..'\‘/ - J,. = . 4
: ! o o0 Fw.;*{ s
{ . e . . n o e 7
, ) - o ] :}
; l W IIQJ{ 1 ¢
ECRE :
N L 2
. ! | R :
"G q" !
” (\
an
} . ﬁj
i
. .L. Su U':,( y 2 it ) ,
» [ 1 -|
! VRO T O I () R
P ,L". v ll()b‘ ln l.
’. i v, ,\ IV I, #S \
. b ' v )

' ' J «.:') t-) ) (

Figure 4-22 : Citicorp Center, street level. T

- ’ o ' ’ﬁoﬂ dﬂy




e L e T e

Skt g mm r ey ey - ey

ol

Y

Figure 4-23 and 4-24; ;
Citicorp Center, Saint Peter's Church

» at the corner of Lexington Avenug and
54th Street. The lantern of the rel
is at the upper plaza level, the
sanctuary floor.is at the level of
the 1ower-%faza.
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CASE STUDY V

o

Name of Project: Rockefeller Center

Location: The original Rockefeller Center which was completed
by 1939, included 14 buildings and covered 12 acres of
. land surrounded by Fifth Avenue, West 51 Street, 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,

t

Planni.ngO Team: The Architects of the original Rockefeller
’ Center (1931-40):

Re i.nha;d & Hofmeister;

Corbett, Harrison and MacMurray;

Hood and Fouil lhoux”

The Architects of Warner Communications Building (1947):
Carsor & Lundin
The Architects of Simon & Schuster Building (1954), Time

& Life Building (1959), Exxon, McGraw Hill (1972), Cela-.
nese (1973) builldings:

Harrison & Abramovitz & Harris.

Description: Thfe Rockefeller Center consigts of:

I

Building Nortﬁ)—to 70-storey (RCA Building) with
15,000,000 sq. ft. total rentable area.

- .35 restaurants -

- The Concourse: A two-mile underground walkaway lined
with 200 shopsit interconnects the offices, the subway,

the shops and restaurants and Radio City Music. Hall,

- 10 office buildings ranging from 6-storey (International '
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Rockefeller Plaza: A private street runniné north and

_south, bisecting the development from 48th to 51st Streets
between Fifth Avenue and the Avenue of the Americas.

Radio City Music Hall: An entertainment center featuring. {

a variety of attractions. It has a seating capacity of
6,000 , the stage measures 144 feet wide and 67 feet

deep. The interior of the theater is recently declared j

as a New York City landmark. P

The New York Experieénce Theater : Located in the McGraw-Hill

Sgrehbdh

Building, a multi-sensory theafer with 45 projectors, 16

L4

screens tells the story of New York City. :

Sunken Plaza: It covers an area approximately 60 feet x

130 feet. During the summér season it serves as an out- .
door restaurant, from.October until May it is transfc;rmed ‘
into the Rockefeller Center Ice Skating Pond. Also,many
Pand concerts are held. It acts as a magnet attracting
people while it also serves as an effective traffic
sorter for the offices and lobbies, shops and restau-
rants which surround its periphery. Flags of all na- .
tions gre flown on the esplanade surrounding the ~plaza.
Background to Planning: The original Rockefeller Center erected
between 1931 to 1940 is a significant breakthrough in
urban planning in a number of ways !

The muiti-use sunken plaza.

The horizontal integration of the office towers by an
A

. 7
~underground Concourse lined with shops,

The skillful planning of the skyscrapers in relation

to each other,

The extensive landscaping at both street and roof-top
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levels, ,

-~ The off-stzl'eet delivery system. An intiicate
underground freight delive;y system, with some 10

trucking ramps and loading docks.

An important ingredient of MXDnamely residential use, is
missing in Rockefeller Center. Nevertheless the recent-
ly passed’ special zoning districts, many large-scale MXD
de;relopments found their inspiration ;n the above-
mentioned pioneering concepts, The variety of uses on
the ground level, their successful integration, the Radio
City Music Hall will justify the inclusion of Rockefeller

Center as,a MXD development in this study.
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. % THE INNER CITY OF MONTREAL,HISTORICAL DEVELOPMENT -
S . .

| In August 1964, Technical Bulletin No.3 of the City of

Montreal Planning Department defined the 1fmi£s of downtown
Montreal as the.area between Guy, Street, Pine Avenue, St.Denis
Street and~the river, éovering approximately 536 ha: (1,325

. acres)(Fig.5-1). This definition is still keeping its validity

for the inner city,whereas the spectacular development in the

. -, B
g e PR I RS

following decade transformed ‘the area between Guy Sfreet,Sher—

3¢ .
brooke Street, St.Lawrence Boulevard and Ngotre Dame Street to

be ‘the central business district. L

o
Within the limits of the inner. city several distinct zones and

BT e ML e
£
riade.

e

land uses can be distinguished: A financial district on St.

James Street, this is the area where the Stock Exchange is loca-

-~

ted along with banks, trusts and brokers. A government dist-

rict on Notre Dame Street, a commercial district centered on St.
Catherine Street, an office district on Dorchester Boulevard, a
| - wholesaling zone on St.Paul Street and a high-density apartment

district north of Sherbrooke Street.

Dorchester Boulevard (formerly Dorchester Street) was wi-

dened in the 1950's as part of the urban renewal program to

serve as a major artery on an east-west axis. The initial aim

. was to ease the .traffic flow, but‘it; strategic location bet-
ween St. Jémes Street (financial district) and St.Catherine St-
reet (commercial district), iés proximity to major transporta-

(‘ tion terminals resulted in a prestigious office district. The

)

most important office development was the buildiﬁg of Place

ville Marie(Fig.5-4) which was begun in 1959 and which initiated

\
\

1
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well. ‘ :

‘financial center of Canada as well. It extends from Place

126

*

a shift of business from St.James to Dorchester Boulevard. Many.
corporations transferred their head offices to‘Fhe rapidly built

office toweré.

&,
If the Rockefelier Center is the grandfather of all mixed- ‘g

use developments in New York City, then the same can be said for ;

Place Ville Marie and Monﬁgeai. For the muylti-ese Place Ville
Marie acted as a model for most of the major schemes and paved
sway to the extension of the underground pedestrian system(Fig.5-5)"

Next to the services industry, commercial function ranks se-

cond in the inner city, comprising 20% of the labour force.
St.C?therine Street is the main commercial artery. There are :
approximately 275 shops and 5 department stores. It should be
noted that the successful application of the mixed-use concept

has created shopping promenades in major developments through-

out the inner city competing with St.Catherine Street. Place
Bonaventure ‘has 75 shops, PVM 70 and Place Victoria some 30 1°

shops. Most types of commercial activity existing on St.Ca-

ORI P DN

therine Street are represented in these establishments as’

St. James Street which is the financial district is losing
its former grandeur and importance,not only because of the Dor-

chester Boulevard but because of Toronto's emergence as the new

d'Armes in the east to Victoria Square in the west. Victoria Squ-
are is the center of the English—C%nadian financial community,
whereas that of the French-Canadian financial community is housed

on Place d'Arms. ' R

i
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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 fpnFtions as the center of the wholesaling activi-
ty of the inéer)city.

o : ' Major developmentﬁ’have‘been undertaken on the eastern
.edge of the inner city, mainly through the active participation
of the provincial government, with the intention of'redevélop-

ing an area which is populated by French Canadians.” One of these

projects is Place Des Jardins which occupies the entire block
south of Place des Arts, Montreal's, home for the performing . r
Arts, Place des Jardins includes three office towers, a ho-

tel tower, and a two-level shopping mall. Another major deve-

L

lopment which has also contributed significantly to the miked

it

i
' ' use character of the city is the La Cite project- which occupies '%
a twenty-five acre site consisting of six blocks enclosed by

Pine Avenue and Hutchinson Street. It includes an office tower,

three apartment build{ngs, and an underground shopping mall

P

connecting all the buildings within the complex. \
Alexis. Nihon Plaza, one of the earliest exémples of mixed

land use applications in Montrealland Westmount Square, a Miesian

set of office and égartment towers with a shopping arcade on the

ground level 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 throgghout tpe

~

world, Itg pfimary purpose is to act as a wholesale trade

Q
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center. More than 1,000,000 square feet is allocated for this

_purpose. A large exhibition hall handles commercial exhibits

and shows. There are 85 boutiques and shops along with 7 res-

" taurants and a movie theatre. A400-room hotel at the top completes

- this.extraordinarily successful complex. Place Bonaventure will

be studied in detail. ‘ -

3

:
The most qistinctive feature of the inner city Montreal is
without doubt its network of underground passage ways, linking
the railway stations, the metro, the parkinpg garages, the large
commercial buildings énd hotels. There Qere many factors in the
evolution of this system besides a rigagous élimate. Most impor~

4

tant of all, the presence of skillfﬁl and imaginative architects
who fully exploited the site advanéages. These passages, with '
attractive lighting and design, and strategic location are not
dull corridors, but rather pleasant environments.

The cit;\center of Montreal is continuing its evolution.
The trend is the concentration of management, fiﬁ;nce, commerce,
recreation and last but not least residence in high-rise bui}d-
ings. The circulation is moving to underground, both for p;des~
trian'atﬂtrass transit. Horizontall“y, the expansion is more
extensive toward the eastern edpe, which is favored politically
since the franconhone majoriéy is gaining more economic and

political influenc¢e. Nevertheless, oné should bear in mind that

this metropoiis of Quebec is a city of Canadian and intermnational

dimensions., It is increasingly becoming cosmopolitan,at;gacting

more and more international.cavital along with the increasing

number of immigrants.

oy
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3 CASE STUDY VI

Name of Project: Place Bonaventure
Location: Situated in the center of Montreal, immediately south
of Place Ville Marie and the CNR block ‘which con-
tains the Queen Elizabeth hotel and the.CNR head—'
quarters building. N\

Planning Team:.Architects: Affleck Desbarats'Dimakopoulos
Lebenshold & Sise.

Partner-in-charge: R.T.Affleck

Project designer: Eva Vecsei

Project architects: D.Lazosky and H.K.Stenman
Interior Design: H. de Koring

Landscape Architects: Sasaki, Dawson,DeMay Associates
Structural consultants: R.R.Nicolet & Assoc., Valois;

& i : Lamarre, Valois & Assoc.

Mechanical and electrical consultants: Jas. P.Keith ok

& 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'rather than on the tenets of normal composition...
The generathotion can be expressed in a variety of waysé'

an architgcture oriented to total experience, involving

{

b 3

all thj//enses and involving movement as a primary acti-

vity.,.

t place Bonaventure the architecture of the inter-

eets and places became a major field for the direct
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. .
application of these ideas, as did the creation of the
special -'fun-environment' for the Hotel. In retrospect,
I would say that the environmental barrier (facade) was
possibly the mosfﬁdifffCult element to cope with - maybe
because of the'%eight of historical baggage that we still

carry with us in this area of expression."

.Project Description: Place Bonaventure is a seventeen-storey

Mixed-Use Development consisting of:

- Retail shopping center (two levels) .

- Cinema -

- "Better Living Center" (permanené exhibition of building
materials)

- Exhibition Hgll for short-term exhibitions such as "Boat
Show" . '/ .
¢ o ,

- "Merchandise Mart'" (permanent wholesale rooms e

- Office space and international 'mart"’

- 400-room hotel

- A garage for approximately 1,000 cars

- Approximately 50,000 square feet of pub}ic open space.

' The shopping concourse covers/approximately 150,000 sq.
ft.; it contains major stores, boPtiqueq and the 700-seat-
cinema, on the lower level it is connected to the subway
gystem: Place Bonaventure is extremely well served by
public tfanspoftatioh (gommuter trains, subway and rail-
road) and is also linked to the existing underground
pedestrian system of core area. The Convention and Exhi-
bitioﬁ ﬁall, covering approximately 250,000 square feet ‘

is above the, retail shopping levels. " This is designed to

1
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accommodate large, short duration shows. The five levels

- i

‘above comprise the "Merchandise Mart", a series of Cana-
"dian " wholesaler's showrooms covering one million squaré
feetT Above this, there is bffice accommodaion of appro-
x;mately 100,000 square feet. The international trade
center, supplying exhibit and office space for the prin-
cipal tradiﬁé nations of the world, is located on the same
level.

The hotel with 400 rooms is situafed on the goof of the
building. The hotel rooms are situated around and over-
looking a garden which is laid out in the manner
of é Japanese landscape. The, restaurant and recreation
facilities afe situated in the center of the garden.

There is also a street level léndscaped plaza over
the parking area in the west of the building which consti-

tutes a significant public space with Place Bonaventure.

Comments: Quote from "Architectural Record" December 1967:
. -\

.....Legibility is a problem at Place Bonaventure. Since’
all the elements which make up the complex are enélosed
within a simple environmental barrier, rather than expres-
sed as isolated forms, different funétions and spaces are
difficult to recognize..... "

Quote from "The Canadian Architect" May 1968:

", ....The downtown core of Montreal is a better than
average urban mix, and Place Bonaventure, within downtown
Montreal, has been programmed with a far. richer mix oﬁ

content, The pedestrian circulation, the metro station

and sireet system intimately tie this complex to the rest

i

e e
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of downtown....."

’

¢

" Hotel Bonaventure is a new kind of visual urban

experience for us. An otherwise conventional black roof

measuring six acres has been converted into an animated

roof architecture..,.."

P
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Figure 6-1
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Place Bonaventure, Montreal, exterior view.
Afflect Desbarats Dimakopoulos Lebensold &
Sise, architects, -~
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top hotel floor plan.
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Roof
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Figu‘re 6-4
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Place Victorie

6-6 : Section through downtown Montreal showing

the visual interaction between taller structures
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, 'CASE STUDY VII

Name of Project: Le Complex Des Jardins.
Location: LehCompléx Des Jardins, covering 8 acres, is situated
on the eastern edge of downtown Montreal. The block

Q »
extends from St.Catherne Street to Dorchester Boule-

~vard. |
Planning Teém: érchitects: La Societe La Haye-Ouellet
Associate Architects: Longpre, Marchand, Goudreau
(basilary structure), Blouin, Blouin, Guite, Roy
(office towers), Ouellet and Reeves (hotel).
Structural Engineers: La Societe C.L.T.

Description: A 1300,000 sq.ft: shopping 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 floors; 505,000 square feet.
Eadt Tower: 32 floors; 620,000 square feet.

South Tower: 40 _floors; 807,000 square feet.

- A hotel tower with 616 rooms; it also ificludes
meeting halls, restaurants etc.

- The central covered plaza is surrounded by a

variety of uses, including 135 retail shops,

3 banks, four cinemas: restaurants plus day

nursery for children and a first aid clinie.

The plaza has an underground connection to

the Metro system. .
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Background to Planning: Quote from '"Le Complexe Des Jardins

+ , Public Relations Department': : ‘
"Thé hub of all activities within the Complexe is ''La
Place". An acre of open, landscaped plaza, protected
from climatic conditions, it will surge with activity -
people, cultural e&épts; exhibitions, and the commercial

\

influénce which surr%unds it. .
Historically, the g}eat cities of the world have always
featured a '"town sqdare”; a meeting place where vneople,
gather to shgp, trade, view pubiic events, or jugt'so—
cialize. This is, "La ﬁlace”; climate controlled to

ensure that everyone can participate in its activities

the year around." ; Cn
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"CASE STUDY VIII

Name of Project: La Cite
Location: A six-acre site covering four city blocks on Park .
“ Avenue, Montreal,
Planning Tgam} Architects; Eva Vecsei in association with
Dobuchj Stewart, Longre, Marchand, Goudreau; Ralph
Hein (project architect), John Schre;ber, Ron Wil;
liams (landscape architeéts):
General Contractor: Concordia Construction Properties
Limited.
Description: A larée—scale MXD downtown development consisting
of:
- 220,000 sﬁuare feet of retail space
- Three residential towers .

- A 26-%torey office tower with 100,000 sq.ft, of office

. space,

A 400-room roof top hotel

N

Recreation facilities: a health club, gym, swimming
. .

pools (indoor and outdoor), squash courts,etc.
The project was originally prbgrammed Eor a floor area
ratio of 12 which was then reduced to 6. This resulted

»

in transferring of 1 million square feet to below the

A

street level.

The four city blocks are interconnected by an under-
.‘ground infrastructure wh%ph‘includes a two—leve}, 220,000
square feet réﬁail area. Each block contains a vertigal
circuigtién core lea&ing down té the lqyer retail area.

The hotel is the entertainment center for the approxi-

|- . ' . /
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mately 3,000 residents and 10,000 6ffice workers and comy

mercial employées who live or work in La Cite. It shares
the parking and trucking facilities of the complex and
ties into the health club.

) -
A priority was to orient the buildings to maximize sun-

lit open space. Also, since the streets on the perimeter
of the site are lined with townhouses, to establish a,

. : A
residential scale at the edge, the residential towers step
down gradually to meet the scale of the houses.

Background to Planning: According to architect Vecsei ''the fun-
damen%al issues in the design of urban housing are not
high-rise versus low-rise or High—dené}ty versus low-density.
Both can work. Whichever aDproaéh is called for, the
architectural problem is first to find a way to organize
the enclosed space required by thé program in a manner
which allows the remaining open space on the site to be a
real amenity for the users of the project and for the gene-

ral public. The second problem is to find the right archi-

tectural vocabulary to define these space."
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Figure 6-16 : Promenade level, Figure 6-17 : Plaza level.

\

thyy
oY V4
SHURCH A ] .
e g .ty

A o
ey

o

CorFICE
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Figure 6-20,21 : The 26-storey office tower. Architect Vecsei
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D DR P

wanted the building to be 'slick and dark,
highly polished and technical looking, in

contrast to the hotel and apartment buildings
"

LINCIEE S
"

Iy

wBTHLEVE",

Figure 6-22

N7 T
' <

-
.

5

E [
L‘ 2ue ok
17TH LEVEL

i 16TH LEVEL

Typical apartment floors, where the architect has
paid a lot of attention to 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: Westmount Square, Montreal
Location: The complex covers two Blocks'(155,026 sq.ft.) in

the city of Westmount, on the western edge of downtown

Montreal, extending from St.Catherine St. 'to Maison-
neuve Boulevard. )
Planning Team: Architects: The office of Mies Van der Rohe.
Description: A MXD development consisting of: .

- Two 2l-storey apartment buildings ,

One 22-storey office building

A shopping concourse with access to the Montreal subway
system by a tunnel connector ‘ -

- A cinema and restaurants.

Background to Planning: Westmount Square is a medium sized Mixed

Use Development incorporated into a residential neighbor-
hood. The high-density office development became justi- i

fiable in a residential area by being blended with resi- |

[

dential use. -

Sripe s £
a

Comments: Quote from Urban Land, October 1973: \

R

Uﬁestmount Sduare in Montreal exemplifies a project whicﬁ
establ%shed a new prestige address in a'location which
wouid probably not have supported such a lage-scale single
use develoﬁmegg of only office or retail space. The combi-
nation of office, residential, and retail prbvided an essen-

tial key to the financial feasibility of the project.”

/
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Name of Project: Les Terrasses

Location: In the core of Montreal's downtown $hopping street,

o

PlannlnﬁyTeam Archltects: Webb, Zerafa, Menkos, Housden

Description: - 165,000 sq.ft. og multi-level retail‘mall

-The side ‘of the triangle paréllel to Eaton's has been

162
CASE STUDY X

it is accessible frdl herine Street, Maison-

neuve Boulevard and McCGill College Avenue.

Structural engineers: G. Horvath and Associates
General Contractor: Louis Donolo Inc.

- 10-storey office tower.
The retail mall is situated above a 540-car parking éa—
rage, and below a loading dock, mechanical and storage

J’

level which separates it from roof terrace and the office T

tower.
Quote from "The .Canadian Architect" October 1976: :
”The multl level retail mall can be visualized as a split-

level double mall system in the form of. a continuous tri-

L s TR AR e g

v

angular spiral which rises up from level one to level four.

Within the spiral is a central core which is joined to the

.outer mall at the same level and connected by stairs to

>

higher and lower points on the spiral...

l\l .
Escalators are provided at the nodes of the triangle,

These nodes have been developed into major court spaces.

a PO
—t y]

extended no;gh and south to provide a pedestrian connec-

tion between Malsonneuve Boulevard and St, Catherlne Street
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Figure 6-25: Les Terrasses
exterior view.
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l' Les Tenasses 2 Mansomouve Boulevard

Ealon Comoany 7St Calneme Street.

.--\-Figure 6-26: Les Terrasees
site plan.
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PART SEVEN
PROPOSED MIXED-USE DEVELOPMENT PROJECTS
IN NEW YORK CITY .
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Proposed Merchants Lonvention City, New York City,
A large convention-office-hotel-entertainment-retail
complex which was to be built next to Rockefeller
Center., Architects Katz, Waisman,Weber,Strauss.
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Projected hotel and office tower building,

with an ingenious 45-degree turn in the . 1
structure of the upper hotel floors over

that of the lower office and retail ‘com-

Figure 7-3 :

' mercial floors, New York City. Archtects
. Webb, Zerafa, Menkes, Housden.. . - .
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PROPOSED 60-STOREY MIXED-USE TOWER FOR BONWIT TELLER. SITE

Location: Existing‘Bonwit building at Fifth Avenue and 56th
- Street, Midtown Manhattan, New;v York City.

" Architects: Poor, Swenke, Hayden & Connell. ] ™
Description: On the ground level there will be a 100-ft long

corridor leading to the atrium, which will have five

. floors of retail space connected by escalators and

®elevators. On the fourth floor there will be a block

through open-air public terrace, 13 floors of offices

@ncluding several with landscaved terraces overlooki
Fifth Avenue)-,l;O floors of condominium apartmentsl
and two mechanical floors,
The building will be built under the provisions
Fifth Avenue Special District. - It will utilize the

provision whichwill allow it to be much larger than it

could beif itwerenot for the addition of a covered pe-

' .destrian arcade, provision of excess retail spaée ;\pd
terrace landscaping, _

The developer has assembled a " lot" of more -
than 35,000:sq.ft, (about 25,000 ;quare feet from
buildings now'occcupie,d by Bonwit Teller and 10,625
sq.ft. from the develop;tlent of air i'ights“bir"ér the

adjacent Tiffany & Company). With the addition of ar-

cade, extra retail space and other .amenities the F,A.R..

will <rise to 21.6- from 15 under the Special Dis-

trict provisions:.
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L

Q ' Comments: According to Hal Negbaur, Chairman of Manhattan

‘ : Community Board 5, "the bulk"” created by another tall

s - building should be a matter of deep concern. He sug-

5d °
: gested a six-month "moratorium’ on bonuses in the

area from 59th Street to Grand Central between Fifth

<

and Lexington Avenues until city officials could study i

the impact of Dthe density creéted by several new buil-
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RADIO CITY MUSIC HALL !

{48 ‘

The Music Hall building is situgted in the middle of
the block on 50th Street to the east of Avenue of the Ameri-
cas éﬁd ;o‘the west of. Rockefeller Plaza. .

The construction of a mixed-use tower 'piggy back"
over Radio City Mus}c Hall is‘recommended in a study prepa- -
red for the NewﬂYorkatate Urban, Development bv landauer Asso-
ciates, a rea} egtate cﬁnsulting cempany. Analyzing the deve-

lopment of the Mugsic Hall's air rigﬁts on the site and their

,Eossible transfer to four alternate sites, the study concluded

&es were .not feasible'now ""because
of legal restrictions'.

According to Rockefeller Center Inc., Ehe use of air -
rights is necegsary to defray the cost of rpnning the 6,000-
seat theater, the largest in the world.

An earlier engineering and architectural study indi-

cated that a mixed-use tower could be erected atop the build-

.ing without venetrating the famous Art Deco theater. The pre-

liminary plans called for an 'addition of 31-storey to the roof of a

the Music Hall building between the Amax and the As&ociéted,

Press buildings for about 19 floors of office space and

12 floors for hotel rooms. !

The design developed by the firm Davis Brody & Asso-.
‘ @ -
clates called for the Guild Theater on 50th Street to be rep-

laced b§ an entrance to an expanded ;bbby in the Associated
Press building. 5
"h thenew plan, the existing roef,whichwas originally meant to
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include gardens and connecting skywalks to other buildings in the
Rockefeller Center, would contain in the new plan retail and

s

restaurant facilities and a lobby for the office portion of

\
the new tower, o
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GLOSSARY : .
(G-1)

-

Accessory Use: An accessory use is a use which is clearly inci-

dental to and customarily found in connection with the principal

use. Such accessory use must be conducted on the same zoning

' *

lot as the pgincipal use' to which is is related, unless modi-

fied by the district regulations.

i

Arcade: An rarcade is a continuous covered area which opens ontb

a street or a plaza. It is unobstructed to a height of not less

. o {
than 12 feet, and is accessible to the' public at all times,

Block:y A:block is a tract of land bounded by streets or by a

combination of. streets, public parks, railroad rights-of-way,

" pierhead lines and airport boundaries.’

«

Bulk: Bulk is the term used to describe the size (including

/

Combined use (or shared use): Mostly used to denote the combina-

height and floor area) of buildings .

[y

tion of facilities for more thagm one activity in one project.

v
o .

Commercial building: #ny building occupied only by commercial

uses.

. AN
Court: A court is any open area other than a yard or portion
thereof, which is unobstructed from its lowest 1eye1 to the sky

and which is bounded by either building walls or building walls

s

and one or more lot lines. A

Development : A'development includes: a) the construction of a

>
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‘,minéntly for residential uses on a tract of land which is single

. ownership and which i of a 'certain minimum size (at least

176 -

~

new building or ‘other structure on a zonidg lot; b)the reloca-
tion of an existing building to' another lot, or c)the use of a

,,,,,

)
tract of land for a new use."

Dwelling unit: A, dwelling unit consists of one or more rooms
/ 1

in a residential building or- residential portion of a building,

8 -

, Exténsion: An extension is, an intrease jin the amount of exist-

_ing floor area used for an existing use.

r Area; The floor area of a ﬁhilding is the sum of the gross
area of each floor of the building excluding cellar space,floor

space in balconieﬁffelevator or stair bulkheads and floor space

A b !

sed for accessory parking which is locdted less than 23 feet

above curb level,.

0

F1l

Area Ratip: (F.A.R.) is the total floor area on a zoning
lot divided by the area of that zoning lot. Each zoning district
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 heigﬁt factor of a building.is equal to the

total floor area of the building divided by its lot coverage.

" Large-scale residential development: A development used predo-

3 aérgs with a total of 500 dwelling units or at least 1.5

acres witﬁla total of three principal residential. buildings).

oL )
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Lot{ area: The lot area is the area of a tract of land (zoning

lot) in single ownership 162;ted within a block.

¢

Mixed Use: An unspecified mixture of land uses within one buil-

ding. V4

bl
& «

Multi- or multiple use: A facility that serves a variet& of

\

purposes.

Multi-use Center: A concentration of complementary land uses

L/
that is physically integrated by means of pedestrian systems.

Open Space: Open space is that part ofla zoning lot,including
courts or §ards, which is open and unobstructed from its Towest
level to the sky, except for specificélly 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 all
times. It shall not at any point be more than five feet above
nor more than 12 feet below the curb level of the nearest adjoin-

ing street. It must be unobstructed from its lowest level to
the sky except for' certain permftted obstructions such as ar-

L3

bors, fountains and flag poles.

Railroad or Transit air gpace: Railroad or transit air space is‘

space directly over a railroad or transit right-of-way yard.

After special review and under appropriate conditions and safe-

guards development ﬁéy be permitted in such Spagé.

Sky Exposure plane: A sky exposure blaneis an imaginary inclined

»
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plane,

a) Beginning above the street line (or, where so 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 vertical 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
public use and provides a principal means of approach for wvehi-

cles or pedestrians, Street. refers to the entire public right-

~

of-way.

Through block arcade: is a continuous area within a building

connecting one street with another street or plaza or arcade

adjacent to the street.

Use: A use is any activity, occupation, business or operation
} B
carried on, or intended to be carried on, in a building or on

a tract of 1land. 3

2

Zoning lot: A zoning lot is a contiguous tract of land located

-within a block which, at the time of filing for bu;lding permit,

is designated as a tract to be used, developed or built upon
under single ownership. A contiguous tract of land may incluﬁe

one or more lots of record.

)
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