
A HIGH-RISE 

• •MVOLVING THE 
DALLAS ARTS DISTRICT 

B Y 

W Y M A N C. PIERCE 



A HIGH-RISE 
RESIDENTIAL 

COMPLEX 
involving the 

Dallas Arts D is t r ic t : A Design Project 

Presented to 
Dr. H. Nelson 

Associate Dean and Professor 
Division of Architecture 

Texas Tech University 

In Partial Fulf i l lment 
of the Requirements of the 

Bachelor or Architecture Degree 

by 
Wyman C. Pierce 



-̂.-r 

Dedicated to my parents 
Rob and Rose, for the many 
hours spent, to make this 
program possible. 



CONTENTS 

Page 

PROJECT STATEMENT 

GOALS & OBJECTIVES 

BACKGROUND 

Dallas 
The Region 13 
The City 14 
The Dallas Arts D i s t r i c t 19 
Housi ng Potenti al s 22 
Art ist- in-Residence 23 
Commercial and Retail Space 24 
Ordinances 25 
D i s t r i c t Impact 27 

Nature of Project 

ACTIVITY ANALYSIS 

Introduct ion 
Residential Environment 

The Urban Dwel 1 er 35 
Motives of Urban Resident Center Patronage 37 
The Urban Dweller's Behavioral A c t i v i t i e s 39 

Social Environment 
The Visual and Symbolic Impacts of High-Rise Bui ld ings. 41 
A c t i v i t i e s and Physical Sett ing 42 
Personal Space 44 
T e r r i t o r i a l i t y , Crowding, and Privacy 44 

Office Environment 
Retail Environment 

Retail Activities 49 
Shopping Activities so 

SITE ANALYSIS 

The Plan 
Introduction 83 
PI anni ng 83 
Fl ora Street 86 
New Concert Hal 1 87 
Off ice Space Development 91 
Dallas Museum of Fine Arts 93 
Arts Magnet High School 94 
Cathedral Santuario de Guadalupe 95 
Si te Impact Analysis 97 



Page 

SITE ANALYSIS (Continued) 

Natrual Features 
The Land and Vegetation loo 
CI imate 102 

User-Group Analysis 
The Resident 105 
The Downtown Employee 106 
The Downtown Shopper 106 
Out-of-Town V i s i t o r 107 

Circu la t ion Patterns and Site Studies 
Analysi s 108 

SPACE SUMMARY 

Space Summary 133 

Site Development 135 

DETAILED SPACE LIST 

Public External 139 
Public Internal I4i 
Retail 144 
Residential Units 145 
Dining 151 
Drinking I56 
Bui lding Manager 159 
Off ice Space 166 
Arts and Crafts i67 

SYSTEMS PERFORMANCE 

Introduction 171 
Structura l 171 
Si te Surroundings 173 
Mechanical 173 
Plumbing 175 
Electrical ue 
Li fe Safety 177 
Conveying us 
Security 179 
Acoustical 18O 
System Qual i t ies 181 
Bui lding Codes 181 

n 



Page 

FINANCIAL ANALYSIS 

Market Analysis 185 
Introduction 185 
Retai 1 186 
Of f i ce 190 
Population Housing 194 
Unit Cost Estimate 196 

Projected Unit Cost Analysis 
Market Justified Analysis 

Apartments 204 
Condominiums 205 
Life Cycle Cost 206 

APPENDICES 

APPENDIX A Case Studies 213 

APPENDIX B Dallas Arts District Design Guidelines 243 

APPENDIX C Bibliography 249 

Documentation 251 

Photographs 



LIST OF ILLUSTRATIONS 

FIGURE TITLE PAGE 

1 Regional Site Plan is 
2 The Ci ty of Dallas 17 
3 Aerial View of Dallas Arts D i s t r i c t 21 
4 Bui ld ing Envelope Guidelines 26 
5 Responses to the Physical Environment 43 
6 Public (External) A c t i v i t i e s 55 
7 Public ( In terna l ) A c t i v i t i e s 57 
8 Retai l A c t i v i t i e s 60 
9 Off ice A c t i v i t i e s 62 

10 Residential A c t i v i t i e s 64 
11 Arts and Craft A c t i v i t i e s 66 
12 Bui ld ing Management 69 
13 Dining A c t i v i t i e s 73 
14 Drinking A c t i v i t i e s 75 
15 Recreational A c t i v i t i e s 77 
16 The Dallas Arts D i s t r i c t : Planner's Vision 84 
17 D.A.D. Map 86 
18 Symphony Concert Hall 88 
19 Concert Hall 89 
20 LTV Tower 92 
21 Dallas Ntiseum of Fine Arts 93 
22 The Arbor and Electric Agora Axonometric 96 
23 Soil Conditions 101 
24 Sun Angles 104 
25 Traffic Patterns to the D.A.D 108 
26 D.A.D. Existing Streets and Freeways 109 
27 Inner Loops 110 
28 Approach Roads 111 
29 Vehicular Circulation 112 
30 Parking 113 
31 Dallas Bus Routes 114 
32 Traffic Patterns Within the D.A.D 115 
33 Pedestrian and Transit Network 117 
34 Pedestrian Travel Times 119 
35 Landscaping Plan 120 
36 Context Analysis 121 
37 Pedestrian Patterns 122 
38 Topography 123 
39 Existing Utilities 125 
40 Site Analysis 128 
41 Paving 129 
42 Retail Quality/Cost Diagram igg 
43 Office Quality/Cost Diagram igg 
44 Apartment Quality/Cost Diagram 200 
45 Condominium Quality/Cost Diagram 201 

IV 



LIST OF TABLES 

TABLE TITLE Page 

1 Land and Vegetation lOO 

2 Dallas Climatic Table 103 

3 E lec t r i ca l 176 

4 System Qual i t ies 181 

5 Sasaki Al locat ions ^S7 

6 Al locat ions fo r Residential Use 188 

7 Total Retail Potent ials D.A.D iS9 

8 Demand/Supply Off ice Space '93 

9 Cost/Quality Matrix 197 



2 

UJ 

0) 

u 
m 
Q 

a 



PROJECT STATEMENT 

THE NEED 

In recent years, the downtown urbanite population of Dallas and many 

other major cities has dropped off dramatically. One of the major causes 

for this decline was high interest rates which have drastically reduced 

residential building, and therefore purchasing. Another cause is the lack 

of suitable residential development within the inner-city core. This 

development has been stymied by the $125.00 square foot cost of Central 

Business District (CBD) land. For many years, the city has needed a unique 

residential venture which would serve the downtown employees, businessmen, 

and visitors, plus stimulate both business and non-business activities 

throughout the downtown area. Only recently has this type of project been 

proven economically feasible and marketable with the designation and 

planning for a Dallas Arts District (DAD). The art community currently 

utilizes old abandoned warehouses in the near vicinity because of the low 

rent factor for the dilapidated facilities. As the CBD grows and spreads, 

the land value alone will necessitate the removal and rebuilding of these 

area facilities. The DAD is dedicated, with formal studies and planning and 

city backed advantages, to revitalize cultural arts. This project could 

fill a void in the downtown area which has existed for years. The Dallas 

Arts District provides an excellent opportunity for the creation and the 

pioneering of this concept for the following reasons: 

1. Future building within the area is forecast to require over 10 
million square feet of office space, creating a need for future 
housing of these new employees. 

2. Currently, the move for a mixed-use complex is needed to 
accommodate the dance instructor, voice coach, piano-violin 
teacher, and artist. These can be developed either as apartments 
or condominiums. 
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3. The Dallas Arts District offers an appropriate physical framework 
for housing, with green areas, a softened urban landscape, cultural 
and entertainment opportunities, proximity to the workplace and 
diverse retail and dining experiences, along with opportunities for 
a popular, consequently safer night-time setting. 

4. The development plan for the DAD accents convenience and attraction 
for the pedestrian, a planned link to a regional transit system and 
a cultural theme attraction. 

The DAD encompasses a six block area bounded by St. Paul and Routh 

Streets. The Project Site is a six acre site bounded by Flora, Crockett, 

Leonard Streets and Ross Avenue, with proximity to the historic Santuario de 

Guadalupe Cathetral and the new Concert Hall. Its frontage is on Flora 

Street. The six block length of Flora Street is to become a pedestrian mall. 

FUNCTION 

A high-rise residential complex w i l l serve a variety of functions to 

meet the needs of the user groups involved. These user groups w i l l include: 

the downtown employee (primarily convenience and work place); the resident 

(primarily convenience, protection, and recreation); the out-of-town v is i to r 

(specialty shopping and entertainment); while also using the diversity of 

the arts and cultural ac t iv i t ies to at t ract the consumer from outside the 

downtown area. The building design should emphasize the pedestrian's role 

in the lower f loors and provide uninterrupted access to the pedestrian 

mall. These lower f loors should evolve into a fu l l y developed urban context 

providing shopping, dining, and casual entertainment. The design should be 

directed toward the l i f e style of the resident within a high-rise complex, 

plus combining these many di f ferent functions into one homogenous whole. 

The inclusion of commercial of f ice space may be necessary to scale building 

costs to a level competitive with other down town housing endeavors such as 

Bryan Place. 
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PRESENTLY 

The project's timing is "immediate" to take advantage of the available 

financing and the recognized lack of a high-rise residential complex within 

the downtown Dallas area. This would also correlate with the development of 

the central business d i s t r i c t and the recent surge of construction in the 

northeast sector. The timeliness of the project w i l l help to al leviate a 

growing t ra f f i c problem to the CBD. The 750-plus residences w i l l 

proportionally reduce congestion and dependence on the car without 

sacr i f ic ing any consumer or recreational ac t i v i t i es . The added appeal is 

the proximity to the major cultural events. I f in i t ia ted today, this 

project could be the building block for the rejuvenation of the urbanite 

development of the inner c i t y . 
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To provide a major cultural/residential environment for the Dallas Arts 
District - a social happening. 

To provide public spaces where artists of all types can display their work 
and be observed while creating various works of art. 

To create a complex which is complimentary to its environment and contributes 
to the Dallas Skyline. 

To develop a residential'high-rise that is visually exciting and an art form 
in itself, yet does not detract from the concept of the district. 

To encourage the Arts to utilize the space outside of the building as well 
as inside. (The Arts should be as much a part of the streetscape as 
possible and mix with the users and other activities.) 

To bring back the urban dweller by creating a "private" and "personal" 
living space that is appealing because of its convenience to a variety of 
happenings. 

To provide a variety of activities, both planned and impromptu, that support 
both the resident and the public. 

To provide adequate and convenient parking for resident, employee, and the 
public. 

To provide residents with the best in security protection. 

To be architecturally compatible with the modern styling of the Concert Hall 
and the period architecture of the Cathedral Santuario de Guadalupe. 

To allow the tenant to establish the decor of his/her own residence under 
design control of the management. 

To provide space and furnishing to facilitate large lunch time crowds and 
evening crowds spurred by entertainment surrounding the area. 

To provide easy access from public mass transit by each user group. 

To provide pedestrian access to all, including the handicapped. 

To provide recreational facilities that are regulated by the management and 
are directed specifically to the resident. 
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THE REGION 

The downtown areas of Dallas and Fort Worth are the prime anchors of 11 

counties forming the "metroplex." This metropolitan area is largely 

suburban, composed of a series of adjacent towns. These suburban towns 

cater to family housing, therein creating a low population density in the 

spacious metroplex. The metropolitan population is constantly increasing and 

has more than doubled in the last 25 years. By the year 2000, this region 

will probably increase by a million, adding to the current population of 

three million. The strength of the Dallas-Fort Worth economy lies in the 

number of corporations with a net worth of over a million dollars. This 

stability makes Dallas the third fastest growing city in the country. The 

metroplex absorbs people at a rate of 1000 per week, creating stability for 

the region as well as stimulating growth in all areas. 

Like most western developments, Dallas started out as the last western 

outpost for the cotton culture to the east. Dallas was known as a horse 

town that grew because of its aggressiveness in bringing in the railroads. 

Since Dallas has no navigable waterways, its main source of transportation 

and growth came by railways. After World War II, Dallas underwent a period 

of rapid suburban growth, thereby creating an auto-dependent traffic pattern 

out of necessity. Easy movement between the surburb and core city was 

enjoyed then, but has grown into a \iery complicated, congested traffic 

problem. The density of this region is Mery low (two people per acre in 

Dallas County and one-half person per acre in the metropolitan area). 

However, there is a trend toward the masses living within concentrated areas 

of the city. 

-13-
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The regional landscape and urban form of this region is largely the 

product of three forces: hydrology, the Texas Highway Department, and a 

free-wheeling market mechanism. The flood plains, contained in the 

several branches of the Trinity River, influence the regional pattern. 

There are also a number of lakes and reservoirs between these two large 

cities (see figure 1). The lakes and flood plains seem to act as 

interruptions to developmental patterns retaining this area's rustic form. 

The freeway system has also left its mark on the environment; commercial 

developments tend to concentrate along these major thoroughfares. Lyndon B. 

Johnson Freeway encircles the city with three major branches dividing the 

circle into three slices: Stemmons Freeway, The Tollway, and Central 

Expressway. This rapid growth is expressing itself in congestion and 

deterioration of these highways. This study of transportation in relation 

to an economically virile area will define the characteristics of this 

region more explicitly. 

THE CITY 

Dallas is a dynamic city that has become a magnet for international 

trade and the resulting jet-set culture. From the beginning, Dallas has 

been a prominent financial, cultural, and industrial center for the 

southwest, creating an economic stability that also makes Dallas the market 

center of the southwest. Dallas is unsurpassed in the southwest in its 

banks, insurance companies, independent oil companies, and is attracting 

more national corporations ewery year. This national stimulation is achieved 

in part by the new Dallas-Ft. Worth Airport which flies 100 million 

passengers into the area annually. The city also enjoys a relatively low 
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unemployment rate. Also, $300 million in new downtown construction has been 

recently completed. Currently, over one billion dollars worth of 

construction is underway in the metroplex.^ 

The increase in population is reflected in the Dallas economic 

prosperity. Presently there are over 1.5 million people living in Dallas, 

an increase of 20% since 1970. The population increase of the city itself 

is not faring as well as the suburbs Today, downtown Dallas has been 

experiencing a renewed vitality due to the city's planning efforts to bring 

life back to the downtown area. City planner, Weiming Lu, is largely 

responsible for this new interest.^ In the mid-sixties, Dallas' downtown, 

located on the east bank, was stagnating like many other American cities. 

Its only saving grace was a Texas Law prohibiting branch banking; therefore, 

the core would never lose its economic base. Dallas' intown retail shopping 

and nightlife fell from popularity as many major stores, restaurants, and 

theaters moved to the suburbs. In 1965, when its citizens voted on their 

"Goals for Dallas," improving the design of downtown surfaced as their top 

priority. In 1969, the Department of Planning was greatly enlarged and Lu 

was hired as head the new urban design division.^ 

His first interest was in urban housing and neighborhood conservation. 

Swiss Avenue's establishment as a historical district led to private money 

being invested in several inner-city neighborhoods causing property values 

to rise.^ One single-family housing development started by Fox & Jacobs 

has been highly successful; it's called Bryan Place. This interest in 

housing slid after this one project and has rested since with just a few 

firms attempting to place housing downtown. This may be mainly because the 

type of people who want this type of housing can not afford it. Lately, 

with new construction going up everywhere downtown, housing has become an 

issue. 
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FIGURE 2 

THE CITY OF DALLAS 
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In 1975, Lu's interest in historic preservation led to the rezoning of 

an old warehouse area for offices and restaurants - the West End Historic 

District.^ 

Attention was then shifted to the southwest portion of the Central 

Business District. There, the city bought the Union Terminal and, with 

private investors, recycled the building into restaurants and shops. The 50 

acre, $210 million. Reunion Tower and hotel was also developed as part of 

this area. Most recently, the city's multi-purpose Reunion Arena was built 

in the same area. 

The city has now established the Arts District on the northern edge of 

town. This area is one of six major land-use districts in downtown Dallas. 

The Dallas Arts District represents redevelopment of a 17 block area in the 
o 

northeast section of downtown Dallas.° 

Growth and expansion in downtown Dallas is occurring primarily on a 

northeast/southwest axis, indicating that eventually most of the district 

will be surrounded by high-rise development. This extension of a more dense 

urban fabric will integrate the Dallas Arts District physically and visually 

into the area perceived as "downtown."^ because of the label inherent with 

industrial and commercial areas of the city. 

Today a budding attitude is being developed toward the benefits and 

elegance of living within the city, rather than the suburbs. The inner-city 

high-rise complexes seem to tower over the rest of the population creating a 

sense of power from this eagle's eye view of Dallas.'^ 

The city has invested consistently in new buildings to maintain its 

intra-structure of the downtown business core. Dallas shall continue to 

maintain and enhance the quality of life for its citizens. 
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THE DALLAS ARTS DISTRICT 

Downtown Dallas soars with a concrete-and-steel skyline built by 

banking, insurance, fashion, film making, and recently, the Arts. Second in 

size only to Houston (in Texas), Dallas is more cultured and conservative 

than most cities and has reached the 1980's with a studied superiority in 

the Performing Arts. The Dallas Theater Center, home of the only theater 

designed by Frank Lloyd Wright, has a national reputation for excellence. A 

concentration on presenting new works by Texans has spirited the city's 

opera, spymphony, and ballet companies. 

The Dallas Arts District will represent the "home" for these activities. 

The first and major step is the construction of the Dallas Museum of Fine 

Arts. This museum will be a major landmark for the District and will be as 

highly respected as the Kimball Art Museum in Fort Worth. This museum will 

present ten to twelve temporary exhibitions each year. The permanent 

collection contains 19th and 20th century American, European, pre-Columbian, 

African, and Oriental works. Art styles include classical, impressionist, 

abstract, and surrealist art. This collection will feature works by such 

great artists as Henri Matisse, Paul Gauguin, Andrew Wyeth, Gustave Courbet, 

and Pablo Picasso. 

Dallas has recently been enjoying full-scale cultural planning. The 

new Concert Hall will also provide a major focal point for the Dallas Arts 

District. I. M. Pei has been commissioned to design the new Concert Hall, 

invisioned to be a "world-class" residence for the musical arts. For years 

the Dallas Symphony has been moving from place to place to stay alive. The 

symphony's main home has been the Fair Park Music Hall and, although 

recently remodeled, it doesn't fully meet the needs of the symphony. 

Acoustically, Dallas does not have a place to enjoy its great symphony; one 
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of the major reasons for construction of the new Concert Hall. The selected 

site of the Concert Hall seems logical although other locations were 

investigated. The Concert Hall will appeal to people of all ages and 

generate cultural activities within the Arts District. This activity will 

in turn provide support to the subordinate retail, dining, and entertainment 

facilities located within the District. This development will make the 

potential of this proposed area and project even greater. 

The Dallas Arts Magnet High School is already located in the Arts 

District. The cultural classroom of this school should benefit greatly from 

the development of the District. The Museum will feature great artists and, 

with a little encouragement, they may lend their talents to the Arts Magnet 

High School. Some artists may be enticed to give lectures or even short 

work shops during their stay in Dallas. Another area that will be of 

benefit to the High School will be the outdoor displays and galleries that 

will be included in the District. These gallery areas may be used by the 

school to set up student/facility displays and stimulate interest in the 

High School. The Museum, Concert Hall, and School are important in the 

development and expansion of the Arts and are readily supported in the 

Master Plan of the District. 

One can see the potential that is developing in the northeastern sector 

of the downtown business district. The development of the Arts District is 

expected to induce an influx of residents who will generate life to this 

District. The "after-five" crowd will be stimulated by the retail and 

entertainment development within the high-rise residential project which 

will concentrate heavily on this market aspect. The supporting factors for 

this market are restaurants, cafes, bars, and live entertainment. These 

-20-



facilities will help span the periods between cultural events, making the 

Arts District virtually an independent area with plenty of "gusto" and room 

for future growth. 

FIGURE 3 

SITE 6 iPwo ^ CJ) 

AREIAL VIENA/ OF DALLAS ARTS DISTRICT 

The site for this project is located in the center of the Arts District 

surrounded by Ross, Crockett, Flora, and Leonard Streets. It is an ideal 

place for a high-rise residential complex where people can live, work, and 

enjoy all the cultural events provided by the District. The strength of 

this project relies heavily on the future growth of Dallas and its labor 

force to provide a market for housing in the Central Business District. 
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HOUSING POTENTIALS 

Mixed-use development has a sporadic record of including housing among 

commercial components, usally as high-rise luxury rentals or condominiums. 

Success depends on a number of urban factors: location, project scale, 

initial land cost, area densities, available transit, amenities, and so 

forth. The Dallas Central Business District has only one residential 

project of 252 units. The market for housing downtown, then, remains 

largely untested.'^ 

A University of Texas regional planning study recently focused on 

downtown office workers' attitudes relative to downtown living and Dallas 

housing prospects. 

0 An enthusiastic interest in living downtown, expressed primarily by 

persons already located near the CBD 

0 Overwhelming majority interested are one and two family households 

(increasing affordability). 

0 Majority own residences and wish to own in the future. 

All these factors help support the need for housing within the core of 

Dallas Business District.^^ 
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High-rise rentals and condominiums have been effect ively incorporated 

into ongoing of f ice development in projects as diverse as the John Hancock 

Tower in Chicago to the independent towers of Century City, Los Angeles. In 

a 1976 survey of eighty-eighy U.S. mixed-use projects, 54% include a 

residential component. Such a project, for Dallas, would be genuine 

ground-breaking in new ter r i to ry .^^ 

The purpose of th is project is to provide high-rise residential units 

to corporations and downtown workers, as well as ar t is ts within the Dallas 

Arts D is t r i c t . Most respondents are unwilling to devote 25% or more of 

their income to mortgage payments. High mortgage payments may be lowered by: 

1. Tapping General Pension Funds of local trades or employee unions 
for lower interest rates and equity part icipation. 

2. Ut i l iz ing the state bonding capacity i f perceived benefits can be 
adequately demonstrated for low interest or tax-free financing. 

3. Major financial inst i tut ions involved in si te off ice development in 
the D is t r i c t can demonstrate a public interest role in making 
available below-market-rate funds to buyers.15 

Dallas w i l l inevitably respond to some of the same pressures, both 

positive and negative, that have fostered a resurgence in inner-city l i v ing 

throughout the nation's metropolitan areas. The landmark s i t ing potential 

of the Dallas Arts D is t r i c t and the current successful assemblies of land 

suggest development in this area is a l i ke ly f i r s t for downtown residential 

units. 

ARTIST-IN-RESIDENCE 

One of the aims of this project is to create a place where ar t is ts can 

both l i ve and work in the same complex. The goal is to provide an 

atmosphere of l i v ing and working to benefit the creative individual by 

combining a r t i s t shops, teaching studios, and other commercial uses. 
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The typical ly low capital resources of the arts community promote arts 

neighborhoods in marginal or under-valued neighborhoods, creating areas l ike 

Dallas' "Munger Place" or "Swiss Avenue." The City of Dallas recognizes the 

value of arts in public l i f e and has overlooked zoning restr ict ions to 

f ac i l i t a t e a r t i s t communities. 

Within the Arts D is t r i c t , below market rate housing w i l l be required to 

meet an art ist- in-residence goal. This complex w i l l try to offer a variety 

of financing strategies along with posible c i ty tax exclusions to proivde a 

reduced housing cost for the ar t community. These would by necessity be 

1imited in number. 

A condition for the fu l les t success of the Dallas Arts Dis t r ic t w i l l be 

the residential proximity of the a r t i s t . The si te for this project is in 

the middle of the Arts Dis t r ic t which would enable the a r t i s t to be within 

walking distance of most cultural events. The presence of the a r t i s t w i l l 

complement the character of the Flora Street development and the Dis t r ic t . 

COMMERCIAL AND RETAIL SPACE 

Dallas is acknowledged as an aff luent commercial and reta i l 

marketplace, with a recent history of exceptionally strong growth. The 

Central Business D is t r i c t (CBD) has participated only marginally in this 

recent re ta i l climb but remains the second largest re ta i l center in Dallas. 

Current building has extended the CBD core northward and w i l l have a major 

effect on the Dallas Arts D is t r i c t . A survey done by the Sasaki Associates 

projects the potentials for this area to exceed 2.8 mi l l ion square feet of 

off ices through 1986. This strong growth of off ice population, coupled with 

of f ice population incomes, w i l l increase re ta i l potentials for the Dallas 

Arts Distr ict. 
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Today's cost of land in the downtown area dictates a high-rise building 

concept to achieve an economic cost balance. This project forecasts a high-

r ise residential building in which economic indicators belie the inclusion 

of re ta i l and commercial space to offset the less dense residential 

occupancy. Moreover, the City of Dallas is considering ordinances to 

require that the street level of buildings be pedestrian oriented. 

Commercial enterprises fronting the pedestrian ways would be required to be 

re ta i l establishments; however, alternate pedestrian malls, open space or 

landscaped ways would be acceptable but without direct economic support. 

Other economic factors are included in the Financial Analysis. 

ORDINANCES 

The f inal draft of ordinance no. 17710 established the downtown Arts 

Dis t r ic t as a planned unit development and was drawn on January 28, 1983 by 

c i ty planners and attorneys for the developers. On February 8th, the City 

Planning Commission adopted the ordinance which includes a l l building 

restr ict ions relat ing to the Arts D i s t r i c t . ' " 

The ordinance sets development standards as la id out in the Sasaki 

Plan. The Dallas Arts D is t r i c t Design Plan, prepared by Sasaki Associates, 

Inc., shall serve as a guideline for development in the Dallas Arts 

D is t r i c t . The development guidelines address building heights and setbacks, 

and presents standards which should be adopted for part of the formal 

building review process. Design guidelines are presented to assist 

developers and designers with choices in building materials, facade 

treatments, entry and streetscape treatments.^ 
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This draft simplifies procedures for obtaining building permits in the 

district and eliminates the need for a management committee to monitor 

building projects in the Arts District. The language of the ordinance is 

explicit in setting forth all building restrictions.^^ 
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ARTS DISTRICT IMPACT 

The downtown Arts District may have a greater impact on Dallas in the 

next 25 years than any other single development. City Council member Sid 

Stahl said, "This District is the single most exciting thing that has ever 

happened to Dallas." 

Dr. Philip Montgomery, coordinator for the District, estimated that the 

Arts District will generate $2.5 billion worth of construction during its 

first 10 years. Dr. Montgomery anticipates it will take 15 to 20 years to 

complete the Arts District. 

As envisioned by planners. Flora Street will be anchored by the Dallas 

Museum of Fine Arts on the west, the proposed Dallas Concert Hall in the 

middle, and the Fountain Plaza on the east.^ Flora will be buffered by 

three rows of trees and small scale paving. The tree rows are to be offset 

to provide space for sidewalks, cafes, and art displays. The six block 

pedestrian way created by Flora Street will enhance the retail potential of 

all the buildings facing onto Flora. This pedestrian way is planned to 

connect the cultural buildings and office buildings creating a natural 

captive haven for window shoppers. This will escalate local retail 

potential in these buildings, especially since all vehicular traffic has 

been eliminated along this six block length of Flora St. 

Among the more unusual proposals was Sasaki's suggestion that a large 

electronic billboard be placed along Flora Street which would list 

restaurants and announce events occurring at the Museum and Concert Hall. 

The current location of this billboard is behind the historical landmark. 

Cathedral Santuario De Guadalupe. The Historical Preservation Society can 

not tolerate this and has threatened to intervene unless the billboard is 

moved to a more suitable location. The concept of making the pedestrian 

aware of events would benefit the entire District. Therefore, the location 
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of this billboard would be better suited in an area less obstructive to the 

historical and traditional buildings that are to be retained within the 

District. The attention and advertising value that the billboard would 

provide could greatly escalate the potential of art related events, concerts, 

and special promotions. The billboard will have a strong promotional impact 

value and could be used to feature local retail and entertainment 

establishments. 
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NATURE OF PROJECT 
The master draft plan for the Arts District was prepared by Sasaki 

Associates of Watertown, Massachusetts, and it proposed an estimated 10 

million square feet of office building space for this area. This massive 

expansion of economic growth will draw people from all over the country to 

Dallas and will stimulate the need for a project of this nature. 

This project involves the construction of a high-rise residential 

complex in the Dallas Arts District. The time phase of the construction 

will begin in 1984 and should take approximately two years to complete. 

This site is located in the center of this district, a prime location for 

almost any complex. The streets surrounding the site are Flora, Crockett, 

Leonard, and Ross Avenue, with Ross Avenue being the major route to the 

site. The development of this site has incredible potential from a 

planner's point of view. 

District planners, in conjunction with condominium and apartment 

builders, recognize the potential of this complex in reviving the "back to 

the city" movement. Recent surveys show a strong surge in energy and 

environmental conservation among Americans today. This is one of the many 

issues that supports this structure because of its convenience to a variety 

of activities. The complex itself will involve a variety of shops, 

services, and goods including essential human need shops such as laundry, 

grocery store, beauty salon, and drug store as well as restaurants, arts and 

crafts, and leasable office space. The project's major concentration will 

be centered around the Arts and cultural environment which surrounds it. 

The site chosen for this project has a wery special character with some 

unique structure surrounding it. To the west is the historical Cathedral, 

Santuario de Guadalupe, along with the Museum of Fine Arts a block away. To 

the north (under construction now) will be the new Concert Hall designed by 
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I . M. Pei. The east view is a large parking lo t and a few dilapidated 

buildings further down the road. The most pleasant view is to the south and 

southwest which takes in most of the downtown structures. 

To invoke a better understanding of this project, several issues must 

be considered. One of the major issues is the exterior form of this project 

in relat ion to i t s surroundings. The exterior form must be sensitive to the 

histor ical cathedral and the modern surroundings of the s i te . Another issue 

is the supporting factors which strengthen this high-rise residential 

complex. The Flora street pedestrian corridor demands that the lower floors 

of complexes facing Flora be of reta i l and commercial use. This is an added 

supportive factor for the D is t r i c t as well as the buildings. The cultural 

events and their relat ion to this complex w i l l also affect the nature of 

this project. These cultural events w i l l emanate from the theater center 

concert hall and the f ine arts museum which are currently under 

construction. A better understanding of the cu l tura l , h is tor ica l , and 

spatial relationships, along with technical considerations w i l l provide the 

basis by which this subject project can be visualized. The purpose of this 

program's research and analysis is to produce the insight of what w i l l make 

this design a success. 
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INTRODUCTION 

A careful analysis of the activities to be used in the project must 

focus upon user activities. This high-rise residential complex has been 

divided into the following nine general categories: public 

(internal-external), residential space, retail, dining, drinking, arts and 

crafts, office space, management, and recreational activities. The analysis 

of these categories will help optimize the best creative responses to the 

performance specifications. Other factors that need to be examined 

include: the residential environment; the retail environment; the office 

environment; and the social environment. Through the study of each of these 

social and environmental issues, a conceptual blueprint can be determined 

for each of the defined project categories. These concepts and the 

resultant analyses are important for the success of this project. 

RESIDENTIAL ENVIRONMENT 

The downtown vicinity as a residential area is an environment which has 

recently surfaced again in many metropolises around the country. But the 

renewed optimism for housing in downtown Dallas is the result of a recently 

passed zoning ordinance allowing condominium and apartment builders to build 

above the old restriction of a five story height limitation providing the 

impetus for multi-story and high-rise development. This creates the need to 

analyze the high-rise living environment and the nature of the urban dweller, 

their motives and their behavioral patterns. 
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THE URBAN DWELLER 

In the past, the downtown area has been regarded as strictly a business 

district: the heart of the city's working class; punching in at eight and 

leaving at five. Recently there has been a change in this attitude with the 

rebirth of core revitalization and improvements in the transportation 

systems. These factors, along with providing a proximity to work, and the 

addition of cultural and enriching nighttime activities, has inspired 

residential development in the downtown area. This approach has encouraged 

residential development in this urban section as seen in the nearby Bryan 

Place residential development. Space conservation necessitates a high-rise 

concept to compensate for extremely high land costs without impairing 

conventional space parameters. 

The downtown area has always been a logical place to reside since it is 

actually the core of the metropolitan area. But the desire for privacy and 

security for family life and childred caused a move to the suburb, limiting 

the time spent downtown. A recent traffic survey also revealed that the 

major reason for not coming downtown is convenience (convenience in the 

sense of circulation, in what route should be taken and where the building 

is located). Parking and congestion are also viewed as severe problems in 

attractilng the suburbanite. In developing the downtown residential 

environment, these issues must be analyzed and related to their major 

supporting market (the circulation and needs of the people already 

downtown). These would include: 

1. Downtown employees (projected 30,000 additional workers in ten 
million square feet of office space withinthe Arts District). 

2. Out-of-town visitors (businessmen and vacationers: people who are 
or normally want to be based in the downtown area). 

3. Artists and craftsmen (including teachers and musicians working 
with the Arts District). 
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These are three major types of users who will be drawn to this project. 

They desire an environment with privacy and a variety of specialty services 

and goods. Although many people will be drawn to this complex as a 

residence, its exhibits and unique attractions will interest others from the 

Dallas Area. 

Recognizing the needs of the people in this urban environment will help 

identify the motives of the people living, visiting, and shopping within 

this structure.^ 

MOTIVES OF URBAN RESIDENT CENTER PATRONAGE 

This new change in patronage carries with it a new development in 

shopping patterns. For instance, rather than using a car to transport you 

to the store, an elevator is used instead. This new image of owning a home 

in the sky is related strongly with the self-image of the resident. The 

Dallas Chamber of Commerce has conducted an extensive survey listing some of 

the more important needs and experiences of the urban dweller. The most 

valued traits are privacy, atmosphere, location, and access to and from the 

site.^ 

Another survey analyzed the length of time factor of living in a 

high-rise residence with the perceived inadequacies associated with time of 

residence. Those who have lived in a high-rise for over two years have 

found their homes to be inadequate in size, lacking in privacy, cluttered, 

gloomy, insecure, hostile, drab, not conducive to entertaining or studying, 

uncomfortable, acoustically poor, and generally unsatisfactory. Those who 

have lived in a high-rise for under two years found their building to be 

noisy, cheap, impersonal, inefficient, gloomy, hostile, drab, not conducive 
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to entertaining, uncomfortable, acoustically poor, cramped, narrow, and also 

unsatisfactory. In comparing these two surveys, the tenants expecting 

shorter terms of residency were more dissatisfied than those who were 

long-term tenants, although both had identical complaints.^ 

A third survey examined the effects of height on the urban resident. 

It seems the higher the floor of residence, the quieter it became. Along 

with quietness came efficiency, security, pleasant atmosphere for studying, 

convenience, and conduction of functional activities. The height 

establishes security in that by looking out the window down over the city 

places the resident above challenge and gives a person a sense of power. 

The concept of it becoming quieter as one goes higher is also a psychological 

effect in which the building seems to be pulling away from its earthly 

surroundings. This establishes the need for architects and designers to 

collaborate with psychologists in solving design problems from a 

man-environment systems view point. 

Architects, private developers, and public officials seem to have 

joined to produce a vertical explosion affecting the working and living 

styles of millions of Americans. The use of tall buildings encourages 

efficient organization, saves energy, and conserves open, mixed-use space in 

the city. This design should promote privacy through proper separation of 

rooms and adequate acoustical considerations in the wall structure. Also, 

it enables the resident to interact in the public and retail spaces without 

affecting their security. The use of separate entrances will help enhance 

this concept. The use of a fast, efficient, and separate elevator system is 

needed for residential traffic, along with a comfortable waiting area. The 
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design should provide pleasant, comfortable, and spacious residential units 

with outside views. The uni t size and area are defined further in the 

Social Environment and Space Summary sections. 

THE URBAN DWELLER'S BEHAVIORAL ACTIVITIES 

In examining high-rise housing, there comes to focus some ^ery unique 

ac t iv i ty problems. Presently, high-rise l i v ing is not suitable for families 

with one or more children under f i ve , largely because the act iv i ty needs of 

these families have been ignored. These issues could be solved, but 

previous high-rise projects have fal len short in dealing with these 

problems. The point is to design in a more humane way. This sensitive 

approach in designing for human beings is the most revealing of the 

problems, and the most suggestive of potential solutions. 

The feelings or ac t iv i t ies of the urban dweller are itemized in a 

somewhat logical sequence, but the numerical order in no way indicates their 

p r io r i t y . 

1. Owning a home 

2. Feeling that one's home is individual and supportive of a positive 
sel f-image 

3. Entering the home environment and creating a separation of 
feelings which are commonly associated with hotels and other 
commercial residential units 

4. Controlling entry of non-residents by providing security and 
privacy sensed and needed by the resident 

5. A visitor approaching the dwelling 

6. Transferring people or objects from the parked car to the dwelling 

7. Individualizing and beautifying the entry 

8. Meeting (and avoiding) neighbors 

9. Having space to live flexibly 
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10. Playing ac t iv i t ies for preschoolers and school-age children 

11. Teenagers meeting and "hanging out" 

12. Doing things at home that require privacy 

13. Doing home ac t iv i t ies which generate noise 

14. Indoor or outdoor recreational ac t iv i t ies which are best secluded 
or conducted in privacy 

15. U t i l i t a r i an chores and hobbies t j a t are best conducted outside the 
dwelling 

16. Private ac t i v i t ies that can be transposed into a public support 
f a c i l i t y such as laundry, trash col lect ing, some recreational 
f a c i l i t i e s 

17. Storing belongings, excess furni ture, recreational equipment, etc. 

This is jus t a general l i s t which may be used in understanding what factors 

should be analyzed during the design phase. Although each of these t ra i t s 

can be examined to an exp l i c i t state, the purpose here is "awareness."^ 

A high-rise residential complex should be developed in a manner to 

accommodate the behavioral ac t iv i t ies discussed above. The exterior should 

enhance and relate to the surrounding buildings but develop and project i ts 

own character. I t should stimulate and at t ract the urban resident to explore 

and enjoy the atmosphere of this complex. The lower floors of this 

structure should make an impact on the public by offering a variety of 

specialty shops and cultural entertainment. The development of this urban 

context w i l l be extremely important for this project's success. 

In analyzing c i rculat ion patterns of a high-rise complex, there are two 

main areas of study: resident and public. The f i r s t p r io r i ty in developing 

external c i rculat ion is to separate the interaction between the resident and 

the public, and to have access to one's residence without going through 

major public spaces. Next in order are the impressionable act iv i t ies and 

cultural attractions which would form the base imagery for this complex. 

These would include constant-demand items which would at t ract customers by 
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the use of visual and tactile contact. Finally, traditional merchandise 

must be addressed: the demand and convenience goods which should be self 

contained to complete the desired character of this structure. 

The urban resident behavioral activities can only be evaluated by the 

success or failure of a complex to attract and hold the resident since 

activities are unique to the individual. 

SOCIAL ENVIRONMENT 

The social-environmental issues involved in an urban project of this 

nature are incredibly important to i t s success. The following sections 

attempt to touch br ie f l y on the most c r i t i ca l people-oriented environs. 

THE VISUAL AND SYMBOLIC IMPACTS OF HIGH-RISE BUILDINGS 

Today's public is extremely sensitive to the visual environment with 

i ts symbolic and aesthetic qual i t ies. Matters of scale, color, shape, street 

character, and view affect a population's image of i t s c i ty and of i t se l f . 

A recent survey done by the San Francisco Urban Development Committee found 

that aesthetics is the most important evaluation of quality for most 

respondents. Second, is the opportunity to view high-rise buildings as part 

of their ordinary visual environment. Existing high-rise developments 

apparently improve the cityscape and stimulate impact. The most preferred 

vantage point for looking at a high-rise building was "from far away," while 

the vantage point most disl iked was "from street l eve l . " These responses 

point up the need to achieve considerable distance from a high-rise building 

to perceive i t s visual amenity.^ 
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The perception of our environment is an active process which serves two 

important functions: "First, it is the source of our phenomenal experience 

of the world;...Second, perception provides us with a guide to action in the 

environment."^ Perceptions orient us to our surroundings and allow the 

creation of an environment. 

ACTIVITIES AND THE PHYSICAL SETTING 

Human activity has been found to be very effective in analyzing 

comparative relationships to a particular setting. Although these responses 

are presented under controlled conditions, the basic principles can be 

explored and a definite pattern of activity can be identified as a result. 

Studies have proven that most individuals have a strong attitude and 

can alter or change their environment to fit their needs. This can be done 

by construction or by moving from one residence to another. The personal 

characteristics of an individual shall be explicity taken into account. The 

way an individual perceives a particular feature of the physical environment 

depends, in part, upon the characteristics of that feature, but may also be 

p 
based upon his/her standard of comparison." These evaluations make this a 

\iery objective environment that is viewed logically, and point out the 

possible detriments of these environmental features. 

The consistency in certain activities is due to its involvement with a 

large network of systems - social, private, visual, safety, comfort, 

convenience, and cultural - a complex interwoven set of factors involving 

both the specific individual and the public. These generalities go much 

further than just the physical setting. An attempt is made to organize the 

activities that go into this complex, where they begin and end, the number 

of people involved, the time spent, and the interaction with other 

•^•-?-

file:///iery


activities. Thus, the flexibility and creation of these systems and how 

they interact will serve a vital role in developing a dynamic physical 
q 

setting.^ 

BUBBLE DIAGRAM FIGURE 5 

Responses to the Physical Environment 
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PERSONAL SPACE 

Studies conducted by Robert Sommer describe personal space first as a 

physical state "...the emotionally charged zone around each person...which 

helps to regulate the spacing of individuals," and secondly as the 

"...process by which people mark out and personalize the spaces they 

inhabit."'^ Personal space can also be defined distances: intimate, 

personal, social, and public. 

An intimate distance (from touching to 18 inches) gives sensory inputs 

an overwhelming feeling of involvement with another body. Personal space 

(from 18 inches to four feet) is the protective sphere which we maintain 

between ourselves and others. Social distance (from four to 12 feet) is 

used in most interpersonal and small group communication. In the public 

distance (12 feet or more), involvement is not necessitated.^^ 

Another study identifies a number of factors influencing personal space 

norms and activities. These include: 

1. Characteristics of the physical environment, number of occupants, 
outside or inside (open air settings promote closer distances). 

2. The individual's characteristics (personality traits, race, age, 
sex). 

3. Characteristics and relationship of individual personality 
(leadership, attraction, status).12 

The examination of these spatial norms will be important in establishing a 

symbolic and functional role in our environmental behavior. 

TERRITORIALITY, CROWDING, AND PRIVACY 

Recently many researchers have directed their attention toward 

understanding the relationship of people to the physical environment. There 

are three areas of importance relating to this environment: territory. 
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crowding, and privacy. Each resident w i l l try to improve the quality of the 

designed environment and increase the satisfaction of the tenant.^^ 

Te r r i t o r i a l i t y is preceived as a spatial area in which a person feels 

"at home," safe from intruders.^^ This area is "marked" and has set 

boundaries which determine this physical environment. This defining of 

space is possibly done subconsciously, by the human inst inct to redesign the 

environment for personal sat isfact ion. Terr i tor ia l behavior is also 

agressive; anyone unwelcome intruding within the set boundaries w i l l 

probably be in danger.'^ 

Crowding must be taken into consideration for this high-rise complex 

project. Two relationships must be considered: one is the number of units 

per f loor and the other is the number of units per corridor. The 

relationship of the number of units per f loor deals with grouping; the 

designer should try to keep a l l the one bedroom tenants on one f loor, two 

bedroom tenants on another, etc. Mix-uses of units is possible but must be 

careful ly designed to prevent grouping of uncompatible neighbors. The units 

should be arranged for the shortest corridor lengths. Most tenants feel 

that there aren't as many units i f their travel distance from the elevator 

to their residence is a short walk. Crowding w i l l also deal with the public 

areas and may require a di f ferent analysis. Public crowding can result from 

a thr iv ing business market i f the product is popular, unique, or scarce. 

This awareness of the effects of crowding w i l l help define certain areas 

that w i l l need to handle public crowds or erase the feeling of crowdiness in 

personal space. 

The privacy of the resident usually deals with visual privacy. Privacy 

in the home is visual seclusion from passersby and neighbors. The degree of 

privacy varies with people and the di f ferent stages of the l i f e cycle, 

however, most people agree that privacy is most needed while sleeping. 
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Balconies in high-rise complexes present a unique privacy problem. Balconies 

must be placed to prevent easy access between units and include a direct 

view into another tenant's apartment. Acoustics also play an important role 

in sensing privacy. All mechanical equipment will be designed to prevent 

the transmission of sound and noise. Structurally, the sense of privacy 

will be accomplished with acoustical wall considerations. Insulation will 

be included to make each individual unit (especially common walls) as 

acoustically sound as possible. This study on privacy will be useful in 

developing supportive mechanical and structural considerations, along with 

the basic relationships of individual activities and the total impact on the 

physical environment.'° 

There will be three basic types of residential units, ranging from one 

bedroom units to three bedroom units. The one bedroom units will vary from 

400 s.f. (efficiency) to 1000 s.f. per unit. All of these single units will 

appeal to artists wanting to live within the Arts District, the single 

office worker, or term resident. Each unit would provide the resident with 

the basic necessities of a living environment, plus enough space for leisure 

within his own dwelling. Skylights should also be provided where design 

permits to enhance these relatively small units. These areas would also 

appeal to the young working couple, providing them with a basic living 

environment. 

The two bedroom and three bedroom units will mostly be directed toward 

couples and families who wish to live in the Arts District or be convenient 

to the downtown area. The convenience of this high-rise structure to work, 

retail, and entertainment factors will help develop this urban residential 

market. Most of the families who choose to live in this complex will be 

associated with the office development in the Arts District or nearby office 
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complexes. The two bedroom units w i l l vary from 1000 s. f . to 1500 s. f . 

depending on placement and design. The three bedroom units w i l l vary from 

1500 s . f . to 2000 s . f . and should be located in corners since most mul t i -

bedroom units lay out more economically with two exposures. These larger 

units, when placed in corners, also cut down on required public corridors. 

Theremin be 750 uni ts , to ta l l i ng approximately 750,000 s.f. to develop and 

f u l f i l l th is project's need. 

OFFICE ENVIRONMENT 
The Arts D is t r i c t w i l l depend heavily on the off ice environment. The 

off ice work force is growing at an approximate rate of 1.4 mil l ion people a 

year. This increase is noted in the Sasaki plan, allowing for approximately 

10 mi l l ion square feet of off ice space in the Arts D is t r ic t . These off ice 

workers w i l l have a great impact on and within this complex. 

One of the major of f ice considerations for this project w i l l be the 

inclusion of a medical c l i n i c to support this complex. Medical f ac i l i t i e s 

of this type should receive strong patronage from the residents as well as 

off ice workers within this bui lding. Other human support f ac i l i t i es should 

be considered integral to the building for convenience. Day Care and Night 

Care Centers for children are examples of convenience important to a 

high-rise residential structure. All of these features are major influences 

on the design. 

The of f ice environment's basic appeal to businesses w i l l be in 

providing a well organized environment free from noise and other 

distractions. Businesses that are related to the arts or towards human 

needs are preferable. Since this complex is located in the center of the 
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Arts D i s t r i c t , i t would be advantageous to provide Administration and 

Information offices for the Dallas Arts D is t r i c t ' s coordinators. 

The spatial requirements w i l l vary based on the needs of the individual 

c l i en t , although a basic design c r i te r ia should be imposed on a l l tenants. 

The most important consideration is proper heating, vent i lat ion, and a i r 

conditioning: the plan that is most frequently used is the "open space" 

concept. This concept allows the c l ient the maximum f l e x i b i l i t y in 

developing his/her own of f ice environment. Individuali ty is of major 

importance for a happy c l i en t , and the more freedom a c l ient has on the 

design of his/her space, the more e f f i c ien t and productive this space can 

One of the most important goals for this complex is to keep these 

off ice spaces f u l l at a l l times. There is currently an 86.7% absorption 

rate of of f ice space within the Dallas Business Dist r ic t .^^ A higher 

revenue base for this complex can be achieved by leasing an approximated 

150,000 s . f . , thereby helping to support this bui lding. The residential 

spaces should be located on the upper levels of the complex or at locations 

isolated from heavy public t r a f f i c . These areas should also be buffered 

visually and acoustically from the more active areas. 

The building management w i l l work closely with a l l cl ients to provide 

direction to insure that basic construction or renovations do not violate 

any of the building codes or regulations that have been established by 

management or the c i t y . The of f ice environment w i l l promote a positive 

effect on the of f ice worker and the entire complex. 
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RETAIL ENVIRONMENT 
The retail environment for a high-rise residential complex will have to 

take into account the nature of both the residential and urban shopper, 

their motives, and their activity patterns. Being located in the center of 

the Arts District, art related retail shops will definitely be needed to 

support the complex and surrounding areas. This new stimulation in the arts 

should create a whole new type of shopping center for the downtown area. 

RETAIL ACTIVITIES 

The major user groups supporting the designated retail areas of the 

complex are divided into two general areas: the residential shopper and the 

urban shopper. These two categories will require specific types of shops to 

satisfy the needs of these groups. The Arts District strongly dictates one 

type of retail that is recommended for this area. This complex will have to 

deal with a variety of retail environments and a variation of the 

20 recommendations is suggested. 

The resident shopper requires an assortment of human need shops. This 

complex will attempt to meet most of these needs within the structure 

itself. A grocery store should be one of the major spaces found within this 

complex to support the residential element. Residents' schedules and todays 

lifesyles dictate 24 hour access to this store is important. Special design 

considerations should be given to the grocery facility which could be a key 

to this complex's success. 

In a recent survey published by the City of Dallas for the Arts 

District, three distinct types of urban shoppers became evident: 
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1. The recreational shopper. 

2. The convenience shopper. 

3. The speciality art supply shoppers. 

The recreational shopper visits the complex for a variety of reasons (from 

shopping to entertainment). The convenience shopper would be the residents 

workers, and employees of this complex. They tend to be conservatives, \/ery 

economically oriented and very logical. Location is important to their 

shopping since time will be limited. The speciality art supply shopper and 

enthusiast is the main market attraction. This is a market that is not 

currently supplied within the Arts District, but will be included in this 

complex. These arts and crafts retail shops will concentrate their interest 

toward the Dallas Arts Magnet High School and the Dallas Museum of Fine 

21 Arts, as well as the professionals the area is sure to attract. 

SHOPPING ACTIVITIES 

A high-rise residential complex complete with an urban shopping mall 

will be affected by the activities and patterns of the shopper. The 

frequency of shopper visits describes one of these patterns. Most of the 

shoppers visiting the complex will be interested in art related areas. 

Displays, galleries, and relaxing open spaces should be provided for the 

shoppers comfort. 

The shopping activities of this complex will vary during the week in 

the sense of "time used." Monday through Thursday, the activity will remain 

at a slow constant rate, with the major influx of traffic coming during the 

lunch hour. The nightly traffic will come directly from entertainment 

events, the bars, and cafes located in the complex. The Concert Hall will 
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be one of the main sources of people looking for late night dining or 

entertainment. Weekends will bring in the major crowd for retail and 

entertainment. Friday and Saturday will be key days and specific attention 

should be given to all conveyance systems to guarantee a nice easy flow.^^ 

Residential owners wish to have their own areas which are separate from 

the busy shopping core. This would enable the resident to enter and leave 

their homes at ease. This shopping core should provide shops for impulse 

buying, impressionable merchandise, and demand goods. To properly access 

and project the proper shopping, activity patterns will be very critical to 

the use and longevity of this building. These are major areas of concern 

that will be analyzed closely in the design. 
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PUBLIC (EXTERNAL) ACTIVITIES 

ARRIVING/DEPARTING SITE 

Environmental Concerns: 

Allow easy approach and orientation from all sides of the complex, 
particularly for pedestrians; direction control for cars and trucKS 

Provisions for loading and unloading for residents, arts and 
crafts, visitors, and retail establishments 

Access for cars and trucks, particularly for shipping and receiving 
purposes; special considerations for public and resident traffic 

Signage for orientation; lighting for security 

Two large freight elevators to move furniture, construction 
materials, merchandise, etc. - One must be accessible to delivery 
trucks 

Boundaries sufficient for simultaneous access by two cars and one 
truck 

Number of entrances/exits proportional to the amount of required 
parking 

Social-Environmental Needs/Issues: 

Safety at all hours of the day, especially lighting for women and 
children 

Convenience - short routes; separation of vehicles and pedestrian 
routes 

Accessibility - easy routes t£ and from the site and from a 
convenient traffic artery 

PARKING 

Environmental Concerns: 

Convenient and adequate access as close as possible to the structure 

Designated spaces by type (resident, employee, shopper, visitor 
(short or long term, etc.) 

Parking separated from pedestrian-oriented areas of the site 

- Total environment visually buffered by landscaping in appropriate 
areas 
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Underground parking may be required 

Security should be a high priority 

Adequate lighting for above or underground parking 

Short walk to vertical movement systems 

Boundaries established by the existing conditions of the site 

Social-Environmental Needs/Issues: 

Safety - for shoppers, residents, employees, and office workers 

Convenience - to shops, residences, and offices 

Accessibility - to all vertical systems 

WAITING/SITTING (Relaxing, Conversing, Socializing, Eating, Viewing 
Exhibits) 

Environmental Concerns: 

A relaxed environment to facilitate social activities 

Sufficient number of elevators to minimize waiting time 

Adequate, comfortable seating 

Landscaping for aesthetics as well as a visual buffer of activities 

Visually and acoustically buffer areas from the downtown environment 

Flexibility in layout and variation in size 

Lighting and security 

Social-Environmental Needs/Issues: 

Territoriality - adequate space for number of people coming and 
going from complex 

systems 
Minimize waiting time for elevators, escalators, and movement 

Comfort - proper design of seating to handle general variety of 
people 

Private - separation of waiting areas between residents and public 
areas; isolation of office areas from general or retail traffic 
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WALKING/CIRCULATING 

Environmental Concerns: 

Efficient and pleasant means of reaching one point from another 

Stimulation by a variety of materials, graphics, exhibits, textures, 
etc. 

Avoid long stretches, concentrate on short routes 

Maximum protection from the climatic elements 

Access by the handicapped throughout the complex 

Sufficient lighting for protection and outdoor nighttime circulation 

Social-Environmental Needs/Issues: 

Convenience - large and wide enough circulation areas and corridors 
to ease pedestrian flow, projected on maximum requirements 

Safety - constant maintenance and upkeep of all verticle 
circulations systems; attention to steps, rails, doors, and 
obstacles 

Privacy - the separation of public and private spaces; isolation of 
recreational activities 

Accessibility - passageways should have easy access to parking, 
public, and residential areas 

Direction (the design should not confuse the passer-by; circulation 
should flow smoothly in every area) 

ENTERING 

Environmental Concerns: 

Create a pleasant transition between outside and inside (consider 
multi-building or common connected entry) 

Sensitive to streetscape and surrounding architecture (avoid detach
ment or depersonalizing the environment) 

Security is a high priority of the resident (consider controlled 
entry such as guard monitor, key operated elevators, etc.) 

Social-Environmental Needs/Issues: 

Orientation - proper signage to direct flow through complex 



Convenience - enough entrances to control pedestrian traffic and 
easy definition of entrances 

Security - to avoid vandelism within the complex and keep out 
intruders 

Separation - of entrances for residents, employees, public, office 
workers, and employees 

SCHEMATIC DESIGN 

FIGURE 6 

PUBLIC CEXTERNAL3 
ACTIVITIES 
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PUBLIC CINTERNALl ACTIVITIES 

ENTERING 

Environmental Concerns: 

Promote favorable first impression by the use of displays, art 
work, murals, and foliage 

Allow easy orientation to the building and make entrances distinct 
and noticeable 

Provide direct, visible access for vertical and horizontal 
circulation 

Social-Environmental Needs/Issues 

Orientation - Signage will be a major portion of directing the flow 
of people 

Convenience - easy locatable entrances and exits throughout the 
complex 

CIRCULATING (Window Shopping, Strolling, Sightseeing, Viewing Displays, 
Visiting Friends) 

Environmental Concerns: 

Create modes of interest by varying the widths of the circulation 
areas 

Marked routes for the handicapped, with accompanying ramps and 
restrooms 

Allow views of other levels of shopping, entertaining, and exhibits 
through open areas 

Provide adequate means of vertical circulation for public residents, 
and freight elevators to transport goods 

Avoid vast, empty spaces (very uneconomical) 

Social-Environmental Needs/Issues: 

Convenience - the circulation patterns should flow close to the 
retail, dining and drinking related activities as well as the arts 

Uniform distribution - a common lobby for residents waiting for 
elevators and common corridors based on economics of design 
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Directional - signage to orient the use to certain areas of the 
complex 

Pleasant atmosphere - proper landscaping, displays, music, and 
seating should be provided for people using these areas 

PASSIVE ACTIVITIES (Waiting, Resting, Sitting, Socializing) 

Environmental Concerns: 

Utilize various widths and sizes of circulation space to accommodate 
passive activities for all public activities 

Provide adequate, comfortable seating for the weary shopper, the 
people watcher, or for just relaxing 

Allow views of other activities by the use of open spaces, displays, 
and glass in front of shops 

Landscape for aesthetics and as a buffer of noise and events 

Gathering areas for groups to visit and view complex; accommodate 
tour groups 

Security - separate area for residents, retail, and public areas 

Privacy of personal space within the residents' main lobby (per 
floor) or office complex common spaces 

Social-Environmental Needs/Issues: 

Territoriality (location, size) which will be determined further in 
design phase, but should be provided separately for public and 
residential areas 

Comfort - sufficient seating should be provided for anticipated 
user level 

Private buffered area to create personal space 

Relaxing environment - created by landscape, background music, 
water, and comfortable furnishings 

SCHEMATIC DESIGN 

FIGURE 7 

PUBLIC (INTERNAL] 
ACTIVITIES 
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RETAIL ACTIVITIES 

ENTERING 

Environmental Concerns: 

The environment should be attractive and stimulating to draw the 
shopper inside 

It should be directed toward the Arts to attract artist from the 
surrounding area and the Arts Manget High School 

Time phased variations in traffic density due to such activities as 
lunchtime or eventful periods during the year, i.e., Christmas 

The spaces should be as open and flexible as possible to allow 
freedom of movement among consumers 

CIRCULATING (Viewing Displays, Galleries, Shopping) 

Environmental Concerns: 

Circulation patterns shall be directional and will vary in size to 
direct traffic density throughout the building 

Traffic density will vary in accordance with display popularity and 
other events and activities in progress 

The shopping activity should be an enjoyable and unique experience 

The depth and width of shops will vary with each tenant and their 
particular needs and goods 

Short pathways and corridors between retail shops are preferred 

Social-Environmental Needs/Issues: 

Territoriality (the definition of public and private residential 
space) 

STORING 

Environmental Concerns: 

Adequate space shall be provided in non-public areas with controlled 
access for security of merchandise 

Controlled environments may be needed to perserve stored art; when 
required in environmental systems, special mechanical devices will 
be incorporated 



Convenience - easy access to retail shop area from storage areas 
without public disruption 

Security - constant surveillance over all goods to avoid theft and 
vandelism 

Easy access throughout the complex is desired, particularly for 
artists who will need to store supplies and have ready access to 
the storage area 

Social-Environmental Needs/Issues: 

Privacy - separate public area from distribution and storage areas 

Noise level control to keep the public area din separate from the 
artists' display areas 

PURCHASING 

Environmental Concerns: 

The complex will be required to facilitate the receiving, unloading, 
storing, and recording of ordered stock 

Security of stock and goods shall be the responsibility of indiv
idual shop leasee or building maintenance personnel as appropriate 

Social-Environmental Needs/Issues: 

Accessibility to all goods and storage areas by appropriate 
personnel 

Security - close watch over all goods by mirrors, electronic 
devices, and cameras; adequate security protection 

Timely service - quick response and sale of goods to create a 
greater turn-over ratio of stock within facility 

Adequate stock of goods will be regulated by the shop leasee or 
appropriate building maintenance personnel 

BOOKING/MANAGING: 

Environmental Concerns: 

Easily visible and accessible display points shall be provided 

Special provisions should be made for the receiving, unloading, 
storing, and recording of art pieces 
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Security over all displays will be provided in consonnance with the 
display value 

Social-Environmental Needs/Issues: 

Accessibility - to purchasing and storage areas to maintain proper 
inventory and control of art display 

Work Space - Adequate area and work surface for unpacking, 
repairing, and repacking artifacts 

SCHEMATIC DESIGN 
FIGURE 8 

RETAIL 
ACTIVITI 
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OFFICE ACTIVITIES 

ENTERING 

Environmental Concerns: 

Separation of unrelated activities to prevent disruptive interfaces 
with working environment 

Floors specifically designated for office space are preferred with 
designated entrances and vertical circulation 

This environment should reflect and the self image of the tenant 
while creating a professional atmosphere 

Social/Environmental Needs/Issues: 

Identity - proper signage is needed for explanations and directional 
guidance 

Creativity - in space design of each activity within office area 

Accessibility - from main floor and parking areas to offices 

Convenience - to all public areas as well as shipping and receiving 
areas 

WAITING/RECEIVING 

Environmental Concerns: 

This environment should be pleasant and comfortable, creating a 
relaxing atmosphere 

Seating should be provided to accommodate visitors and guests 

This area will be used for information, direction, and visitor 
control within the business itself 

Provisions for heavy traffic densities at varying time periods 

Social-Environmental Needs/Issues: 

Informational - to orientate the business man or user in an 
efficient manner 

Directional - signage will be used where needed to reduce confusion 

Comfort - Comfortable waiting area to contain guests 
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STORING 

Environmental Concerns: 

Low cost office archive storage should be included for each business 

Accessibility and security are an important concern, particularly 
when money or important documents are being moved 

Social-Environmental Needs/Issues: 

Security over entire office environment by methods imposed by the 
management and defined by the leasee 

Amount of required storage space to be determined by the business 
leasing the space 

Cost of storage space should be kept as economical as possible 

SCHEMATIC DESIGr 

FIGURE 9 

ACTIVITIES 
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RESIDENTIAL ACTIVITIES 

Arriving/Department Site 

Environmental Concerns: 

This environment should be separated from the general public 
entrances 

A strong security protection system should be provided to prevent 
access by intruders 

Provide for loading and unloading objects and possessions by a 
designated freight elevator 

Entrances and exits should be proportional to the number of parking 
spaces and at a relatively short distance from car to building entry 

Social-Environmental Needs/Issues: 

Safety will be provided by adequate lighting systems around parking 
areas with security surveillance 

Security should be provided by a monitoring system and a code or 
card key system for entry to residential lobby areas 

Convenience from car to entrances is needed for comfort of the 
tenant 

Accessibility from residential environmental to public spaces 

ENTERING/CIRCULATION 

Environmental Concerns: 

This environment's primary consideration will be to control entry 
of authorized personnel and/or residents 

Entry should be buffered from outside elements 

Provide a comfortable and relaxing atmosphere with sufficient 
seating while waiting for elevators 

Security may be enhanced by key operated elevators in areas where 
monitoring is not economically feasible 

Social-Environmental Needs/Issues: 

Security to keep out intruders and to control entry of all personnel 

Accessibility - easy accessibility to parking and public areas of 
the complex 
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Comfort - to provide the physical and environmental necessities for 
lobby, elevator, and corridor entry 

RESIDENTIAL - GENERAL 

Environmental Concerns: 

This environment should be private and secure and have high 
acoustial damping to isolate neighbors 

Individual tenants are to be responsible for creating their onw 
interior decor 

Short corridors should be provided for the convenience of the 
resident 

Each unit should meet proper architectural residential standards 

Window space should be provided for views of the area and for 
safety reasons 

Recreational facilities should be provided by the management for 
the enjoyment of all tenants 

Human need shops should be included for the convenience of the 
residents 

Social-environmental needs/Issues: 

Security - alarm systems will be provided to each tenant to 
personal preference. Visitor control will be enforced 

Convenience - to all areas of the complex 

Safety - smoke alarms will be provided along with a sprinkler 
system. A fire evacuation plan will be conveniently posted for 
emergency exits 

Privacy - Will be assured through design and inclusion 

Comfort - is provided by security, privacy, safety and convenience 
of each individual residence. 

^ k 
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ARTS & CRAFT ACTIVITIES 

ENTERING 

Environmental Concerns: 

This environment should be open and inviting, drawing people in to 
interact with the artists, shops, and displays 

Flexibility in space is preferable for adaptability by the artist 

Environment is to be determined by tenant/leasee and should be 
stimulating to the complex 

Proper security measures are to be provided by the tenant/leasee 
for protection of merchandise and works 

Social-Environmental Needs/Is sues: 

Accessibility - to all areas of complex and particularly for easy 
accessibility to secure storage 

Openness - the environment should bring forth circulation and 
movement around the artist and displayed art work 

CIRCULATION 

Environmental Concerns: 

This activity should be enjoyable, educational, and promotional to 
the Arts 

Displays and gallery shows should be provided to stimulate interest 

Unique and comfortable rest areas to view activities and displays 

Variation in size of circulation area should include both intimate 
and open spaces 

Social-Environmental Needs/Issues: 

Territoriality - the separation of displays, artists, and storage 
areas for separation of activities and noise 

STORING 

Adequate and separate space should be provided for art related 
projects 

Environmental provisions need to be made for storing delicate Art 
articles which may require special conditions to protect art 
projects 
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The artist/leasee should control proper methods of shipping and 
handling Art articles; Management should provide proper facilities 
and security for these goods 

Security is a major consideration when storing/displaying art 

Art should be private and unaccessible to the public 

Social-Environmental Needs/Issues: 

Security - of all art merchandise from receipt through display to 
final shipment 

Seclusion - to separate storage, shipping activities from the 
public and the display areas 

MANAGING 

Environmental Concerns: 

Shops should be available where artists can build/construct and 
sell their work 

Each tenant is to coordinate shop space and mechanical and 
electrical requirements with management 

This area should be inviting to interest people in the Artist and 
his Art 

A flexible space for maximum adaptability is desired 

Social-Environmental 

Flexibility - to enable any artist to establish a unique 
studio/shop with minimal facility modifications 

Accessibility - to storage areas and public display area 

Inviting and appealing to all ages 

SCHEMATIC DESIGN 

FIGURE 11 

ARTS E CRAFT 
ACTIVITIES 



BUILDING MANAGEMENT 

Entering 

Environmental Concerns: 

This environment should be removed from public areas with a 
separate entrance and vertical circulation which may coincide with 
office circulation 

Location should be properly defined with signage to orient the 
people going to this area (primarily residents) 

A comfortable reception space should be provided to make the proper 
transition from public to business 

Acoustics are important for creating a business work environment to 
keep area private and quiet 

Social-Environment Concerns: 

Convenience - easy orientation for people to locate this office area 

Privacy - to maintain a business atmosphere 

Accessibility - to all management activities without disruption of 
usual work routine 

RECEIVING/INFORMING 

Environmental Concerns: 

- This environment shall provide a relaxing area for the visitor to 
get acquainted with the surroundings 

- The Management should be available for hearing tenant complaints or 
suggestions 

Management should provide for communication of announcements, 
rules, and regulations regarding tenants 

- Separation of the public visitor, office worker, and resident is 
important 

Social-Environmental Needs/Issues: 

Identification - of management areas to help ease congestion and 
confusion of the area 

Privacy - to carry out business related activities 
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Flexibility of space to be designed for conducting the functional 
activities of the Building Management office 

MANAGING 

Environmental Concerns: 

A private environment that is formal yet pleasant for the office 
personnel 

A view of activities and/or the site is desirable to encourage 
observation of building activities 

Competent, efficient service to tenants to assure a pleasant 
management/tenant interaction 

Security will also be important as payments from tenants will be 
received in this office 

General Activities 

Space planning/leasing 

Custodial responsibilities 

Receiving lease payments and rental payments 

Purchasing/storage responsibilities 

Supervising shipping and receiving 

Maintenance supervision throughout the complex 

Satisfying tenants; handling complaints and subsequent action 

Social Environmental Needs/Issues: 

Organization - the scheduling of activities and proper management 
of building demands 

Privacy - to provide a professional atmosphere 

Security - proper security for receipt and handling of lease money 
and rent 

MAINTENANCE/CLEANING 

Environmental Concerns: 

Custodial maintenance area should be provided on every floor 

A central maintenance shop should be provided 
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^..^^^M^ii^^^^Hquipment, supplies, and spares should be 
provided in a central area only accessible to custodians and 
maintenance personnel 

Storage area should be located remote from the public and residents 

Social-Environmental Needs/Issues 

Accessibility - easy access to cleaning goods without major 
transportation of goods and equipment. A janitor's area should be 
provided on each floor 

Privacy - custodial activities should be scheduled at night hours 
for minimum disruption of tenant/resident 

Security - all equipment and offices will be the responsibility of 
maintenance personnel 

SCHEMATIC DESIGN 

FIGURE 12 

MANAGMENT 
ACTIVITIES 
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OINING ACTIVITIES 

ENTERING 

Environmental Concerns: 

This environment should create a pleasant atmosphere favorable to 
the character of the dining facility 

Adequate space should be provided for patrons waiting to be seated 
without impeding general traffic 

This area must control the flow of the patrons 

Social-Environmental Needs/Issues: 

Accessibility - to the dining activities with proper orientation 

Control - the control of patrons during peak dining hours by 
providing adequate and pleasant waiting areas apart from work and 
dining areas 

COAT/HAT STORAGE 

Environmental Concerns: 

This environment should be located out of the flow of major traffic 
but immediately accessible upon entry from outside 

This particular area may not be available in every dining facility: 
owner's desire and type of restaurant will be pacing factor 

Security is to be handled by the tenant 

Adequate storage capability for maximum patronage 

Social-Environmental Needs/Is sues: 

Convenience - This area should be located to enable the patron to 
leave their coats and hats when entering and leaving 

Security - this will be provided by the management of the dining 
facility 

EATING/DRINKING 

Environmental Concerns 

Must be able to efficiently service crowds at peak hours, 
especially lunch time 
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Seating should be adequate to accommodate maximum anticipated 
patronage 

Service should be adequate to handle excess patronage 

A comfortable relaxing atmosphere is desirable 

Social-Environmental Needs/Issues: 

Relaxing - comfortable seating and service; music would enhance the 
atmosphere and damp service activities 

Convenience - proper location of seating in relation to entrance, 
waiting area, dining and bar areas 

FOOD PREPARATION 

Environmental Concerns 

Provide a sanitary area for the preparation of food 

Adequate equipment should be provided to properly prepare food 

Efficiency of functional layout is important to service patrons 

Acoustical and visual separation from dining room 

Odor removal/disposal is important 

Social-Environmental Needs/Issues: 

Sanitary - methods should be taken to keep area as clean as possible 

Efficiency - layout should produce the most efficient and effective 
means to get food to the patron 

Acoustics - a totally separate area is desirable due to noise factor 

SERVING/BUSSING 

Environmental Concerns: 

An area centrally located to diner and kitchen for convenient 
access to both 

Should provide proper storage at waiters' stations for prompt 
customer service 

Storage should be located in an accessible area for cooks 

Quick distribution of food among patrons is desired 
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Social-Environmental Needs/Issues 

Efficiency - to provide quick service at all times 

Accessibility - traffic between waiters' stations to kitchen to 
diner without disruption and interference 

Courtesy - will be controlled by the management of each dining 
activity 

RECEIVING/STORING GOODS 

Environmental Concerns: 

An adequate area should be provided for dry and cold storage 

Direct access to receiving dock and/or freight elevator 

Storage should be near food preparation area 

Social-Environmental Needs/Issues: 

Convenience - from freight elevator to storage area is needed 

Adequate space - to store goods and stock for adequate menu 
preparation 

HANDLING/DISPOSING TRASH 

Environmental Concerns 

Direct access to major trash bins is desired 

Trash compactors and trash chutes should be provided 

Trash handling, storage, and disposal separated from public 

Adequate storage and disposal of trash 

Social-Environmental Needs/Issues: 

Convenience - to trash chutes which will collect at the ground 
floor for proper disposal 

Adequacy - sufficient trash bins to handle maximum trash and/or 
delayed trash pick ups. 

MANAGEMENT/BOOKING 

Environmental Concerns: 

Adequate space to store and file important records of the estab-
1ishment 
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Private space to handle employee or customer problems 

Security should be a major consideration due to the amount of cash 
rceipts handled 
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ORINKING ACTIVITIES 

ENTERING 

Environmental Concerns: 

The tenant to establish decor and atmosphere of each drinking 
activity 

Flexibility in space is desired for growth 

Acoustically separated from other facilities for privacy 

Social-Environment Needs/Is sues: 

Accessibility - to each drinking establishment with sufficient 
entrances and access from parking, dining, and public areas 

Acoustic separation - is important to prevent disturbing other 
establishments 

DRINKING/EATING 

Environmental Concerns 

Comfortable and relaxing area 

Activity may also extend outdoors 

Lighting and furnishings conducive to the environment 

Environment may be formal or informal 

Social-Environmental Needs/Issues 

Privacy - to create an intimate atmosphere which is separated from 
residential and office activities 

Convenience - easy access to clubs at night without affecting the 
security 

DRINK MIXING/SERVING 

Environmental Concerns: 

Proper equipment should be provided to mix and make drinks 

Adequate space to handle varying numbers of people at bars with 
seating area 

Area should be highly visible and easily accessible at club hours 
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Control to be handled by attendants and/or management 

Easy circulation between tables with ready access to the bar for 
proper service is desired 

Social-Environmental Needs/Issues: 

Convenience - easy access to storage materials of liquor and beer 
to keep stock plentiful 

Accessibility - bartender and waitress should have direct access to 
patrons for prompt service 

Location - proper layout of establishment and bar area to serve 
maximum patronage 

DANCING/LIVE ENTERTAINMENT 

Environmental Concerns: 

A stage should be provided with proper electrical outlets for live 
bands 

An open space should be adjacent to the stage to encourage inter
action and dancing 

Subtle level changes can provide both stage and dancing area 

Mood lighting for dancing 

These areas should not overpower the bar: the major market 

Music may be provided live, by a disc jockey, or by tapes played 
over a speaker system 

Social-Environmental Needs/Issukes: 

Convenience - freedom of movement to allow interaction of people 

Accessibility - to bar and dance floor for entertainment purposes 

Isolation - areas with live music should be isolated from quiet 
remote areas. 

SCHEMATIC DFSIGN 

FIGURE 14 
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^ . .wi^lAL ACTIVITIES 

ENTERING 

Environmental Concerns: 

This environment should be accessible from the interior and/or 
exterior 

Should be designed to fit individual and recreational activities 
without compromising space requirements for the sport 

Adequate space will be needed to satisfy the user groups while 
waiting, resting, or in use 

Social-Environmental 

Accessibility - from parking to facility without disrupting public 
and residential spaces 

CIRCULATING 

This environmental should be buffered from the public and 
residential areas 

Isolation of these spaces may be desirable due to acoustical 
problems 

A comfortable and relaxing area for waiting is desirable 

Lighting and/or signage may be used as a directive to certain 
recreational areas 

Entering and exiting should be clearly defined 

Control will be a major consideration 

Social-Environmental Needs/Issues: 

Control - will be handled by the management through memberships and 
adequate security 

Convenience - easily accessible from residents or public by 
elevators 

STORING 

Environmental Concerns: 

Adequate space should be provided to store all the essential 
recreational equipment 

Controlled issue/receipt of game equipment should be provided 
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Security will be a major consideration 

Adequate supervision/control should be provided to assure 
participant safety 

Acoustics are important; separation from mechanical supporting 
areas is required (example: swimming pool from pumps and filters) 

Social-Environmental Needs/Is sues: 

Privacy - separation of mechanical equipment and activities through 
separation and acoustical materials 

Security - measures to maintain equipment will be important in 
keeping the facilities safe 

Safety - maintenance of the facilities to ensure safety of the 
participants 

GENERAL ACTIVITIES (Bowling, movie theater, swimming pools, health clubs, 
arcades, lounge areas, outdoor activities) 

Environmental Concerns: 

The environment for these areas will be defined by each tenant/ 
operator 

These areas will deal with an active group of people 

Proper access and safety requirements shall be provided 

Social/Environmental Needs/Issues: 

Safety, security, versatility, proper fire protection, and crowd 
control 

RECREATIONAL 
ACTIVITIES 

SCHEMATIC DESIGN 
FIGURE 15 
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THE PLAN 
INTRODUCTION 

The plan for the Dallas Arts District was developed in 1978 by the 

Dallas Urban Planning Commission. The area chosen is bounded by St. Paul 

Street, Woodall Rodgers Freeway, and Ross Street, and includes an area of 

approximately 20 blocks. The designation of this area as an Arts District 

has provided the impetus for the growth and development of the arts over the 

next 25 years. The movement for the Arts District was accelerated with the 

interest in the construction of a "Fine Arts Museum" for the Dallas area. 

This interest in the arts has been gaining strength since 1976 and will 

continue to grow as more buildings related to the arts are constructed. 

The plan for the Dallas Arts District was developed by Sasaki 

Associates of Watertown, Mass., for the Dallas Urban Planning Commission. 

This landscape and urban design firm was selected to develop the plans for 

the district after competing with other noted national firms. The city 

pledged renovations will consist of $18.9 million in plazas, fountains, and 

other public improvements. Most of the money - 16.9 million - will be spent 

on improvements to Flora Street, the spine of the Arts District. The 

remainder of the money will be spent on the streets that surround and lead 

into the Arts District.' 

PLANNING 

The plan submitted by Susaki Associates calls for creating three 

distinct areas within the arts district. 

• "Museum Crossing" would be built in front of the Dallas Museum of 
Fine Arts, currently under construction on a site bounded by Ross, 
Harwood, St. Paul, and Woodall Rodgers Freeway. The mall design 
includes a sculpture court, a high fashion retail area, restaurants, 
sidewalk cafes, and wine bars. 
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THE DALLAS ARTS DISTRICT: THE PLANNERS VISION 

Oifkre Buildings o( 40-t- stories on 
Woodal Rogeis Freeway 

PossUe Holel Sues in Moderate Height 
Bukfaigs Near Flota Street 

DuUngs Ananged Around 
Auto Courts 

Lowef Base of Buildng adjacent, 
to Landrnaik Buldrig 

Tnunlains and Comer Entri 
al flora and Haiwood to 
AnnouKe *Museum Crossing' 

Buildng Setbacks at Routh 
and Hora to Oeate Open Space 

Office Buldfigs of 40-* 
stores on Ross Avenue 

lower Base of Buidng adjacent 
to Landmark Bukkig 

Pedestrian bridges over Ross 
to Future Deveiopment 
and on to Plaza of the Americas 

Building Massing 
Concept 

Setback from Ross for street trees 

Retail in two to five storey 
base akmg Fkxa Street 

FIGURE 16 



• "Concert Lights," adjacent to the new I. M. Pei designed Concert 
Hall, would include an outdoor stage, a sophisticated outdoor 
electronic signboard for announcements, and a restaurant serving 
buffet-type meals. 

• "Fountain Plaza," between the Concert Hall and Routh Street, would 
feature a fountain similar to the "Grand Army Plaza Fountain" in New 
York. The plaza would include a jazz club, a supper club, and a 
variety of antique and gift shops. 

The first section of development will be the Flora Street corridor, 

between Harwood and Peart Streets; this is scheduled to be completed by 1986 

in time for the opening of the new Concert Hall. The next planned 

development of importance is the construction of 10 million square feet of 

office space and three hotels to support the Museum and Concert Hall. 

Construction of a new 50-story office tower has recently been announced and 

similar projects currently are being planned. 

The Sasaki developed plan (Figure 1) is a conceptual plan for the Arts 

District. As the district develops, changes will be made that will improve 

the final overall development. The Dallas Urban Planning Commission 

foresees the importance of a high-rise residential complex within this 

district though, currently, there are not any plans for a residential 

complex. The subject site is projected to be used for office space (Figure 

2). This program will further substantiate how this complex can supply one 

of the major requirements of the area and justify a modification to the Arts 

District plan. Since the project includes office space, the deviation to 

the general plan is the addition of residential space. 
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FLORA STREET 

Flora Street is envisioned as primarily a pedestrian thoroughfare lined 

with shops, restaurants, plazas, and fountains. Mr. Stuart Dawson, a 

partner in Sasaki Associates, presented the overall distrct planning 

philosophy when he stated in a recent interview with the Dallas Morning News, 

"The idea is believed that great streets make great cities and that 

designing a great street is the key to making Dallas' proposed arts district 

work. ..2 

The proposal calls for widening Flora Street with 10-foot-wide 

sidewalks on either side of the street, along with curbs, gutters, and 

lighting. An alternate proposal for 20-foot-wide sidewalks along Flora 

frontage will have to be supported by private landowners in order to be 

implemented. The placement of street furniture and planting of trees along 

Flora from Harwood to Fairmount will accent the pedestrian thoroughfare 

concept. 

ROSS 

D.A.D. M A P 
FIGURE 17 
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This construction will be a cost-sharing proposal with the city and 

private landowners. The City Planners estimate the total cost of 

improvements along Flora and its side streets will be $14.15 million. Of 

that, $6.8 million would be financed by the city, $2.2 by non-profit 

property owners, and $5 million by private property owners.3 

The planning philosophy in improving Flora Street is to make Dallas 

appealing at eye level. "Neither Dallas nor Houston has done a very good 

job at eye level." This corridor should pull together the Arts District and 

stimulate an interest in "The Arts" by providing a collection of galleries 

and art related shops strategically located along Flora Street. 

"Without activity on the street, the district will be a failure; vendors 

and artists can't afford space at $30 a square foot."^ 

The development of Flora will definitely be the key influencing the 

design of the subject high-rise residential complex. The subject building 

will face Flora Street, as projected in the Saski plan, to take advantage of 

this pedestrian flow and generate a "drop-in atmosphere."^ The idea of 

small restaurants and galleries will be needed and shall be provided by this 

project to support the area. All these developments enhance the public 

awareness and involvement in the "Arts" by providing a very relaxed cultural 

environment within the District. 

THE NEW CONCERT HALL 

At a press conference on May 12 in Union Station, I. M. Pei and members 

of the Dallas Symphony Concert Hall Committee unveiled the first model of 

the Pei design for the Dallas Symphony Concert Hall within the Dallas Arts 

District. 
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Pel's first model of Symphony Concert Hall, Dallas. 

FIGURE 18 

One of the more recent and major supporting arguments for the New 

Concert Hall was highlighted by former New York Philharmonic Musical 

Director, Leonard Bernstein. He recommended that Dallas be bypassed on a 

1984 coast-to-coast tour by the Vienna Philharmonic Orchestra. The reason: 

Bernstein couldn't find a concert hall in Dallas with suitable acoustics.^ 

Pel's major objective is to construct a "world-class" concert hall to 

be the permanent home of the Dallas Symphony Orchestra. The facility could 

also be used for touring orchestras, jazz concerts, "pop" concerts, country-

western music concerts, and recitals. This flexibility in programming will 

attract a variety of supporters of all ages; thereby, providing a broad 

based and constant support for the district. 

The design of the 2,200 seat hall consists of a rectangular 

shoe-box-shaped concert space surrounded on three sides by a 270-degree ring 

of glass. The glass ring will act as "lenses" to admit an abundance of 

natural light to public and backstage spaces. Glass walls from ground to 

roof are included on all sides, with wide open spaces and exposed stairways 
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that are intended to openly invite people inside as well as encourage and 

provide for free movement throughout. The remaining land to be landscaped 

around the Concert Hall site will be controlled by the Urban Planning 

Commission. 

FIGURE 19 

ROSS 

COiMCERT H A L L S ITE fKApPld 61i;6ULAtiOM 

The concert hall may present a less than desirable traffic problem to 

the subject residential project. With the variety of entertainment offered 

at the Concert Hall, there could be a daily influx of approximately 1500 

cars supporing the facility. Access to and from the hall, along with 

parking, will definitely affect the surrounding areas (especially at 

night). Presently, access to the Concert Hall site will generally flow from 

Woodall Rodgers Freeway and Pearl Street. Both these streets have easy 

access to Munger Street, which is on the back side of the hall. An 

underground parking garage with entry/exit off Munger Street is proposed to 
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serve the Concert Hall. This stated Concert Hall traffic tends to ease 

traffic conflicts with the residential traffic of this project by keeping 

the congestion off Flora Street yet opening up the entrance area to the hall 

o 

for patrons. 

Most concerts are over between 10:00 and 12:00 P.M. This should 

establish a need for small cafes, restaurants, a variety of bars, and late 

night entertainment. The convenient location and planned retail shops of 

this project will provide all of these after concert activities and should 

capture a major part of this market. Convenience will be the prime selling 

feature. Patrons of the Concert Hall will be encouraged to leave their cars 

in the Hall's parking garage while they enjoy other activities within easy 

walking distance of the district. This could become economically feasible 

by offering a set price for all-day parking to support the office personnel, 

and another set fee for evening parking, thereby creating a constant revenue 

for the Concert Hall while providing a service to the entire district. 

-S'O-
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OFFICE SPACE DEVELOPMENT 

The Arts District Master Plan includes approximately 10 million square 

feet of office space to be constructed within the district boundary. This 

office expanse should attract a variety of businesses, which will help 

support other retail and entertainment activities offered within this area. 

This expansion should bring in major companies from all over the U.S., 

making the Dallas Arts District their home base.9 

The high-rise residential complex is proposed to capitalize on this 

growth by offering residences to these "newcomers" at a reasonable price, 

along with a convenient location and access to all the activities in the 

Arts District. This urbanite group is a ready candidate for a mix-use 

residential complex: a complex that will offer convenient apartment 

complexes for the newcomers in Dallas while they are waiting to establish a 

home. Condominiums will also be included in this complex to satisfy the 

need for the urban dweller who enjoys the downtown atmosphere and the 

convenience a residence of this nature presents. These residential units 

are desired to help support the immense growth predicted in office space. 

The first high-rise for the Dallas Arts District was announced on 

February 2, 1983. A Dallas developer, Trammell Crow, announced plans to 

build a 50-story, 1.3 million square foot office tower on a site bounded by 

Ross, Harwood, Olive, and Flora Street.^"^ Most of the areas designated 

for office space have been purchased, but the developments to be constructed 

have not been announced. The development along Leonard, adjacent to the 

proposed residential complex site, has not been designated but has been 

projected to be office space; another complex that will support the uses of 

this project. 
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The Dallas Central Business D i s t r i c t shows that unprecedented o f f i ce 

development, w i th the major expansion being towards the Arts D i s t r i c t . The 

study and resu l tan t report prepared by Sasaki and Associates projects an 

excess of 2.8 m i l l i o n square feet w i l l be needed in the Dallas Arts D i s t r i c t 

by 1986. An addi t ional 10 m i l l i o n s . f . of o f f i ce space w i l l be required 

within the d i s t r i c t between the years 1987-2000. This o f f i ce expanse should 

a t t rac t a var ie ty of businesses which w i l l help support other r e t a i l and 

entertainment a c t i v i t i e s of fered w i th in th is area. The subject project w i l l 

provide approximately 148,000 s . f . of o f f i ce space of the projected 2.8 

mi l l ion s . f . (5X) to be developed by 1986. 

L T V T O \ A / E R 
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DALLAS MUSEUM OF FINE ARTS 

The new Dallas Museum of Fine Arts is the result of one of the largest 

capital campaigns ever organized in this city. This camgaign began in 1977 

when the Carr-Lynch report was published: a survey of Dallas' arts 

12 
facilities. The Carr-Lynch report ennumerated the planning and 

activities of the several art organizations. The Museum of Fine Arts was 

looking for a way out of its cramped quarters at Fair Park. This need was 

accelerated in 1979 when the major traveling exhibit, Pompeii AD '79, came 

to Dallas. Thousands of people turned out to view this display, but many 

were turned away because of the limitations of the existing museum. That 

same year voters approved a 25 million dollar bond program for the new 

museum. An additional 15 million dollars in private donations supplemented 

13 
the bond program. 

The new museum, designed by the renowned architect Edward Larrabee 

Barnes, was described as: "An art experience which is always inviting and 

never overwhelming."^^ It's a museum for all people, from the curious 

visitor to the serious critic. Its facilities include an extensive art 

library, restaurant, sculpture garden, and children's gallery. 

DALLAS MUSEUM OF FINE ARTS FIGUPF 21 
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The entrance to the museum opens on to Flora Street. From this 

location people will be able to view the full length of the Arts District . 

All buildings constructed along this street will have a heavy visual impact 

on how this area is perceived. Currently a large Fountain Plaza is 

projected for one end. The soothing sounds of water should draw people down 

Flora Street. Small galleries and unique restaurants are a few of the 

things that will attract the anticipated out-of-town visitor, office worker, 

shopper, or passerby- Further analytical data is provided in "Site 

Analysis." ̂^ 

ARTS MAGNET HIGH SCHOOL 

The Arts Magnet High School is located in the northern corner of the 

Arts District. This high school is directed toward improving the growth of 

the young artist by offering a variety of art classes and laboratories with 

qualified instructors. These students, as a whole, produce good work and 

should be given the opportunity to display their talents outside of the high 

school. Dallas is proud of its young artists and the expansion of Flora 

Street will provide space for displays and galleries for shows and sales. 

The Sasaki plan for the area around Routh Street is a "Fountain Plaza" 

which will consist of a small display area, but the visual impact will be on 

the large Fountain Plaza. The display area will be secondary. The need for 

a larger display area is desired by the high school.'° 
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The Arts District will have a positive effect on the Arts Magnet High 

School. The expectations are that artists visiting the area will possibly 

give a lecture or teaching lab for the students. This exposure to great 

artists and their techniques will help make the high school a major place of 

study for fine young artists all across the county.'' 

This project will offer a display area to the Arts High School. Art 

supplies will be sold within the complex for the convenience of students and 

patrons. 

CATHEDRAL SANTUARIO DE GUADALUPE 

The Cathedral Santuario De Guadalupe is a well known historical 

landmark located in the Arts District. The streets that surround the 

cathedral site are Pearl, Flora, Crockett, and Ross; with the major portion 

of the structure facing Ross. A new Sunday school building facing on 

Crockett St. will be jointly developed by the city and the church to provide 

a unit for community activities. The Sunday school builiding will connect 

the church and the arbor. Since the church only occupies half the lot, 

Sasaki Associates have designed plans for an Electric Agora to fill the 

other portion. The Electric Agora would add a unique physical component to 

the Dallas Arts District. 

The plaza of the Concert Hall and the Arbor are primary gathering 

places in the district and, to emphasize this focus, a state-of-the-art 

equivalent of a community newspaper... an Electric Agora... is 

18 
recommended. 
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detai l s on what's happening in the 
district—schedules, brochures, prices , and 
posters. Details on creative and performing 
arts events throughout Dallas also available. 

B Shelters for ticket sa les ; information 
booth; escalators down to the pedestrian/retail 
concourse beneath the Pearl/Flora Street 
intersection. 

C Zone for street vendors to market their 
wares—food, flowers, souvenirs. 

D Laser search l ights coursing the sicy, giving 
the d i s tr ic t high v i s i b i l i t y on the Dallas 
skyline, and heralding major openings, gala 
events, f e s t iva l s . 

E The pergola - "The place to meet" in the 
Dallas Arts Distr ict : Tre l l i s structure to 
provide shade, definition of the Arbor, and 
frame views across Flora Street to the Concert , 
Hall. Spaces to s i t , walk, lunch, and gather. 

F As a setting for the Cathedral's dramatic 
architecture, the d i s t r i c t ' s centrally located 
outdoor performance and exhibition space 
accommodating concerts, plays, revues, 
discussions, lectures, displays, craft fa i r s , 
and noontime brown-baggers. 

G Taking a clue from southwestern courtyard 
gardens, a bubbling fountain spi l l ing into a 
canal and pool beneath a canopy of trees—a 
delight for children. 

H Taking advantage of the sloping s i t e , an 
overlook terrace as an extension of the main 
level of the Cathedral. Below the terrace, 
opening into the Arbor, multi-purpose rooms 
available to the community-at-large for lunch 
hour talks , evening c lasses , receptions, e tc . 

J Cathedral Santurio de Guadalupe: A Dallas 
landmark and an important conniunity ins t i tut ion . 

K The Cathedral Rectory 

L New Sunday School: A cornerstone of 
conniunity a c t i v i t i e s , a two-story building of 
more than 8,000 square feet , with an entrance 
on Crockett Street adjacent to the Rectory. 
Opens onto the Cathedral terrace at the upper 
level and into the Arbor at the lower leve l . 

FIGURE 22 

The Arbor and 
Electric Agora 
Axonometric 



This i l luminated, electronic marquee should measure at least 15 feet by 

25 feet so that i t can be read at some distance. This enormous board could 

carry both words and pictures, presenting relat ively permanent information 

along with constantly changing news, advertisements, announcements, and 

other video art and entertainment features. 

The Electric Agora display board would become a part of a large scale, 

sculptural housing concept. A variety of featured information can be 

arrayed by a series of two and three-dimensional subpanels, segmented by 

topic. 

This massive l igh t show and entertainment area w i l l have a dramatic 

impact on the residential complex. With Crockett Street being an important 

approach to the Concert Hall and Arts D is t r i c t , many people w i l l walk this 

route. By offering a variety of re ta i l and entertainment adjacent to the 

Electric Agora, th is complex would at t ract a certain number of v is i tors. 

Also, this complex could use the display board to promote act iv i t ies that 

are going on within the structure i t s e l f , thereby increasing i ts use. 

SITE IMPACT ANALYSIS 

This project w i l l have a major impact on the Dallas skyline. Located 

in the center of the Dallas Arts D is t r i c t , this high-rise residential 

complex should be very sensitive to i t s surroundings. Most of the 

construction in the Arts Dis t r ic t w i l l be new and ref lect modern design, yet 

careful attention must be given to the histor ic cathedral adjacent to the 

site. 

This forty-plus story high-rise w i l l dwarf the historical cathedral 

located to the east of the s i te . A shadow w i l l also fa l l on half of the 

site early in the morning, lowering temperatures unt i l aroud noon. To help 
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separate the two complexes, a building setback and landscaped buffer w i l l be 

provided. The use of trees on both sides of Crockett St. is already 

implemented in the Sasaki Master Plan. To help reduce the shadows cast on 

the cathedral, the complex could be set back on the side adjacent to the 

cathedral. 

The north side of the si te w i l l face the new concert ha l l . The concert 

hall in facing Flora Street w i l l be buffered by trees on both sides. 

Although this structure w i l l tower over the concert ha l l , i t greatest 

v i s i b i l i t y w i l l be from Woodall Rodgers Freeway. A shadow wi l l also be cast 

early in the morning over the new hall and gradually decrease by noon. This 

should have a minimal effect on the concert hall since the hall w i l l 

basically be used at night. The everyday traveler coming downtown from 

North Dallas w i l l notice this tower along his drive. Therefore, the complex 

should represent a landmark for the D is t r ic t . 

A group of dilapidated buildings and several parking lots currently 

exist to the west of the s i te . The future plan for this area is a mass of 

forty-plus story of f ice buildings. A high-rise structure adjacent to this 

project would have an enormous impact upon this complex. There would be an 

obstruction of view, along with shadow problems. This is an important 

consideration during the design stage of this project. 

South of the si te is an old warehouse owned by the Dallas Independent 

School D is t r ic t located on Ross Avenue. This building would be covered by a 

shadow cast from this complex from mid afternoon on. There should be a 

buffer between the si te and Ross Avenue to make a separation between the two 

complexes. This could be accomplished by the use of trees and careful 

landscaping along Ross. Creating a barrier between t ra f f i c and the complex 

wil l reduce the noise coming from Ross Ave. The v i s i b i l i t y of this project 

would be par t ica l ly blocked by the Plaza de Americas and the Sheraton Towers 
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located further south. The top half of this complex would def ini tely be 

visible and w i l l become a part of the Dallas Skyline. With careful planning 

and placement, this project should provide an inquisi t ive invi tat ion to the 

Arts D is t r i c t . 
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NATURAL FEATURES 

THE LAND AND VEGETATION 

The Dallas metroplex area is located in the blackland prairie which is 

well known for its grassy plains and trees. This land is fertile and 

supports a variety of native and adapted vegetation. A variety of native 

trees are also randomly found throughout the area and include elm, cedar, 

mesquite, oak, and pecan. The following information has been derived from 

the Texas Almanac: 

SMALL TREES 

SHADE TREES 

TURF 

PERENNIALS 

GROUND COVER 

VINES 

SHURBS 

Redbud 
Japanese Persimmon 
Russian 01ive 
Yaupon Holly 

Silver Maple 
Pecan 
Southern Magnolia 

Bermuda Grass 

Chrysanthemum 
Daffodils 
Daisy - Shasta 

English Ivy 
Purple Honeysuckle 

Trumpetcreeper 
Clematis 

Aucuba 
Japanese Boxwood 
Holly 
Cherry Laurel 

Panicled Gold 
Raintree 

Crapemyrtle 
Crabapple 

Austrian Pine 
Live Oak 
Texas Red Oak 

St. Augustine 

Hollyhock 
Iris 

Monkeygrass 

Caroline Jasmine 
Boston Ivy 

Pittosporum 
Oleander 
Purple Sage 
Loquat 

Japanese Black 
Pine 

Flowering Peach 
Texas Plametto 

Bald Cypress 
Cedar Elm 

Zoysia Grass 

Lantana 
Violet 

Big Leaf Vinca 

Lady Banksia Rose 

Nandia 
Dwarf Junipers 
Primprose Jasmine 
Pampas Grass 

TABLE 1 
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SOIL CONDITIONS 

The so i l has a high capacity for chemical a c t i v i t y ind icat ive of i t s 

high clay content. I t experiences high degrees of shrinkage and swell ing as 

the so i l i s a l te rna te l y moistened and dr ied. The so i l s t rata is dominated 

12 
by chalks and shales in addi t ion to the excess of l ime. 

These so i l condit ions are r e l a t i v e l y unstable to support th is h igh-r ise 

res ident ia l complex. Therefore, piers must be driven down un t i l bedrock is 

struck. The central core of th i s complex w i l l act as the basic foundation 

support for t h i s s t ruc ture . The evacuation of land for underground parking 

w i l l remove much of the unstable so i l and place the structure on a so l id 

base. 
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CLIMATE 

Dallas is considered to have a pleasant climate with mild winters and 

warm summers. This climate may be considered "continental" because of its 

extreme variances in temperature. 

Dallas' winter weather usually begins around the middle of November but 

has occurred as late as the 4th of January. This season usually lasts about 

100 days, ending in the middle of March. There are approximately 41 days of 

freezing temperatures, with the coldeet month averaging 44.8°F. The 

record low temperature for Dallas was 4 F, and the average of snow and ice 

for this area is about 1.6 inches per year. 

Summers in Dallas are characterized as being quite hot. It is not 

uncommon to have more than 20 days when the temperature exceeds 100 degrees. 

The hottest month averages about 84°F, with the record high temperature 

set at 113 degrees. The summer nights are very pleasant, fanned by a 

southeasterly breeze, with temperatures dropping into the 80's. It is a 

very comfortable atmosphere to relax and enjoy the Dallas night life. 

The average amount of annual percepitation for this region is 32 inches 

with an average monthly rate of 2.6 inches. The greatest percentage of this 

rainfall usually occurs during the months of April and May; much of this 

rainfall occurs at night and some periods last as long as one or two days. 

The days with 0.01 inches or more of rain occurs on an average of 77 days a 

year. 

The annual average temperature is 65.5 degrees There are 2,456 

heating degree days with the base being 65 degrees. Solar considerations 

are a strong possibility for this region although it is not considered to be 

economically feasible at this time for this project. 
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The city of Dallas' climate is drastically hotter than its surroundings. 

This is caused by a number of factors: 

1. The incredible abundance of concrete that makes the area a large 
heat conductor. 

2. The tall buildings of Dallas block the wind which causes heat to be 
trapped. 

3. When heat is trapped over Dallas, smog pollution occurs and this 
tends to produce a haze over the skyline. 

The following table is a brief synopsis of the 1982 year. 
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These climatic factors will have a definite effect on the design, and 

some solutions are foreseeable for the protection of this complex. A 20 to 

30 year weather protected exterior material should be used to maintain the 

quality of this structure. Proper rain drainage is needed for the complex 

as well as for the site to reduce maintenance problems which might develop 

during a heavy rain storm. Outdoor balconies are equally as effected and 

should be designed to provide the proper run-off to assure that water does 

not collect and affect the building materials. Wind bracing and structural 

support should be designed to withstand a maximum of 150 m.p.h. wind which 

would handle the adverse weather conditions of Dallas. (See System 

Performance Criteria). Windows should also be considered when studying the 

wind to assure they remain secure during these adverse conditions. The sun 

angles (see figure 24) will also affect this complex and can be compensated 

for by the use of overhangs or tinted windows. This will depend on the 

facing direction of the window and will be further evaluated during the 

design phase. 
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USER-GROUP ANALYSIS 

The identification of potential user groups will establish a market for 

the success of this project. The groups have been divided into four 

cateogies: 

1. Resident 

2. Downtown employee 

3. Downtown shopper 

4. Out-of-town v i s i t o r 

These groups will be heavily influenced by the Arts due to the location of 

the site. The Dallas Arts District will be a drawing factor, attracting 

people from Dallas, the local area, state, and even from other parts of the 

country. This growth will stimulate all types of retail markets and should 

establish the Arts District as a major shopping area. 

THE RESIDENT 

The continuing influx of people to Dallas will create a need for 

housing. One of the major objectives of this project will be to create an 

enjoyable atmosphere for temporary as well as permanent residents. The 

reason for a mixed-use complex is to satisfy the fluxuations of the market. 

Some people will wish to establish a home within the Arts District. These 

people are generally economically minded and are looking for convenience, 

security, and short travel routes (shopping, work, recreation). Apartments 

will also appeal to the in-town resident. The urban resident is usually 

categorized as leading a fast-paced life and does not like to be tied down. 

The retail area included within this complex carry convenience items, 

household goods, grocery staples, and general human need items to centralize 

services and needs and thereby complement this urban life style. The 
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complex will also serve its neighborhood and surrounding theme district by 

offering quality art supplies to meet the needs of the artists, hobbyist and 

shopper. Art is a form of relaxation; and art appreciation is a universal 

pastime that will attract the young, the old, the critic, and the dabbler 

alike to the many displays to enjoy, socialize, and meet new people. This 

user group will also enjoy the many bars, restaurants, cafes, health clubs, 

arcades, movie theaters, bowling alley, and other available recreational 

facilities in conjunction with the cultural events inherent to the Museum 

and Concert Hall.^" 

THE DOWNTOWN EMPLOYEE 

It is forecast that the downtown work force will grow at a rate of 

approximately 10,000 new employees a year. The Dallas Arts District Master 

Plan includes the construction of approximately 10 million square feet of 

office space. All of this planned construction is within a three minute 

walking distance from the residential complex site. This office area will 

be saturated with office workers, and places for them to go and relax will 

be needed. The restaurants and bars that are located within this project 

will be directed toward attracting this viable and almost captive market. 

The lunch hour will also be an active time with hundreds of hungry workers 

descending upon the area. This user group will tend to be the most 

consistent since these people will be spending at least eight hours a day 

either in or near the District.^^ 

THE DOWNTOWN SHOPPER 

The downtown shopper is mainly made up of people who are searching for 

specialty items. This complex will concentrate on the arts for its 
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specialty market. The Dallas Arts D is t r i c t w i l l present the f inest in art 

and the re ta i l units within the complex should maintain this quality by 

offering the best in a r t , art supplies and specialty items. The downtown 

shopper w i l l be drawn to this complex for i t s wide variety of ar t reta i l 

shops and concentration of dining and entertainment fac i l i t ies .^^ 

Parking w i l l be extremely important to this user group, especially from 

the standpoint of being central and available within the Arts D is t r ic t . The 

Distr ict has many attractions which w i l l at t ract the urban and casual 

shopper and, in turn, a t t ract these shoppers to the variety of shops, 

stores, and boutiques located within the complex. 

THE OUT-OF-TOWN VISITOR 

Dallas has been active for many years in attracting out-of-town 

v is i tors. The major portion of these v is i tors are conventioneers who mix 

business and pleasure. These people are especially interested in the Dallas 

night l i f e and i t s vast and varied sources of entertainment. The New 

Concert Hall w i l l be one of the better attractions for f u l f i l l i n g this 

need. Since most concerts are over between 10:00 P.M. and midnight, 

additional night entertainment w i l l be desired. This complex w i l l offer 

restaurants, bars, and night clubs with l ive entertainment. This 

environment w i l l vary from casual to formal type clubs which w i l l offer 

selection diversi ty to this user group. The convenience of this hybrid 

residential building w i l l be one of i t s major attr ibutes. Three hotels, 

which are to be located within a two minute walk, are proposed for the Arts 

Dis t r ic t . The wide variety of entertainment and the convenience of this 

project w i l l be a constant attract ion to sight-seers and should be a 

positive factor to this growth of the Arts D is t r i c t . 
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TRAFFIC: VEHICULAR 

TRAFFIC PATTERNS TO THE D.A.D. 

The map below illustrates the major freeways used in traveling to the 

downtown area. The primary routes that will be used most frequently in 

getting to the site are R. L. Thornton Freeway from the south and the 

northeast. Central Expressway from the southeast and north, and Stemmons 

Freeway from the northwest. 

CBC 

EXISTING STREETS 

RECOMMENDED FREEWAY SYSTEM-
EXISTING AND PROPOSED 

RECOMMENDED FREEWAY SYSTEM 
EXISTING TO 8E EXPANOED 

POSSIBLE FUTURE FREEWAY TO BE 
CONSTRUCTED SEYONO 1990 
(Rigtiioi-vny Acquisition and Stage 
Construction Recomtnendetl Befote 1990 ) 

DALLAS LAND USE AND TRANSPORTATION STUDY 

FIGURE 25 
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DALLAS ARTS DISTRICT (D.A.D.) EXISTING STREETS AND FREEWAYS 

This following map is an accurate representation of the existing 

streets and freeways in the Dallas Arts District. This map covers an area 

sufficient to analyze alternate routes which could keep traffic flowing 

smoothly during a street closing for repair or improvement. 
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INNER LOOPS 

There are a series of inner loops within the city of Dallas. These 

were established to speed up movement around the city. The existing system 

is convenient to the Dallas Arts District, with a major loop passing through 

the middle of the District. 

FIGURE 27 Dallas Arts District 
/ >^ Location Map 
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APPROACH ROADS 

There are a number of approach roads which can be used for access to 

and departure from the site. These approach roads are generally the same as 

the access to the downtown area. The relationship of the site to these 

routes is important in establishing the proper identity for this development. 

The Dallas Arts District has most of its circulation coming from nearby 

freeways (Woodall Rodgers Freeway and Central Expressway); an important 

factor in analyzing circulation patterns. 

@ 
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VEHICULAR CIRCULATION 

The vehicular system for the City of Dallas is designed to ease 

congestion through the use of one way streets, designated thoroughfares and 

inter-city freeways. The complexity of this network, coupled with the 

traffic density, does the opposite by creating confusion which in turn 

causes congestion. This map will illustrate this and will show the 

direction and route of the one-way and two-way streets. These factors will 

also influence the direction in which most vehicles will be arriving or 

passing by the site. 
FIGURE 29 
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PARKING 

The parking situation in the Dallas Arts District has been a very 

critical issue since the conception of this area. Traffic consultants have 

predicted that 12,000 vehicles will enter the District everyday after it is 

fully developed. City Planners have submitted proposals to solve this 

problem before it happens. The "mega-garage," the first concept, was the 

construction of a 12,000-space garage beneath the district. The traffic 

consultants recommended that the city and developers abandon any plans to 

build this garage. Therefore, individual developers and art groups must be 

responsible and plan for their own parking needs. 

Most of the parking required by this project will be for residents and 

employees. An important key to this project will be the solution to the 

many types and durations of parking that are involved in a multi-use, but 

principally residential structure. The availability of short term parking 

and its circulation will definitely effect the use of this building. There 

are nearby parking spaces that can accommodate approximately one-third of 

the requirements of this complex. 

M A S S 
PARKING 

SITE 



DALLAS BUS ROUTES 

The core of the Dallas bus system is located in the Central Business 

D i s t r i c t . This complex system of routes does not s u f f i c i e n t l y support the 

Arts D i s t r i c t . Most of the stops occur at the Museum of Fine Ar ts , which is 

log ica l since t h i s bu i ld ing is near completion. New routes w i l l be needed 

as the Arts D i s t r i c t f u l l y develops. The "Hop-A-Bus" system, which of fers 

inexpensive r i d i ng around downtown, may be a good solut ion to th is problem. 
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TRAFFIC PATTERNS WITHIN THE D.A.D. 

The map below indicates the one-way and two-way traffic patterns within 

the Dallas Arts District and the traffic relation to the site. Currently 

Ross St. is the heaviest traveled route, indicated by the traffic count 

boxes. However, city planners are investing $14.15 million dollars in 

improvements along Flora St. which will link the Dallas Museum of Fine Arts 

with the Concert Hall. 
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PEDESTRIAN SYSTEMS 

The map below indicates the future development of above-grade 

pedestrian walkways downtown. The major concentration is in the Central 

Business District which is currently supported by an underground system with 

some above-grade walkways. The lack of pedestrian way consideration for the 

Arts District is because the District concept was not approved until late 

August (1982). The proposed pedestrian system for the Arts District will be 

directed toward Flora Street to create a corridor to the variety of cultural 

events. This will be buffered by lighting and expert landscaping along the 

walkways. 

FUTURE TRANSIT PLAN 

The City Planners of Dallas in consonance with a Regional Transit Board 

are studying a rapid transit system that will ease the flow of downtown 

traffic in the next twenty years. This system will make strategic stops 

within the Central Business District, dispersing pedestrians at transit way 

stations onto C.B.D. shuttles. The current plan has a variety of transit 

networks going to the Arts District which are only proposed and may change 

when the the Arts District is fully completed. 
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PEDESTRIAN TRAVEL TIMES 

The following map shows a radius of the distance a pedestrian can walk 

within a ten minute period. This distance is a mixture of generally 

unimpeded pedestrian routes (there are very few crowded walkways from the 

site). It takes approximately five minutes to walk to the heart of the 

Central Business District. This short, convenient walk to major office 

buildings supports the need for a residential complex in the C.B.D. Studies 

have shown that the average maximum walking distance is approximately 1,700 

feet, roughly a six minute walk which accentuates the credibility of this 

site. There is a projected 10 million square feet of office building space 

to be developed within the Arts District that will be readily accessible 

from the site. This is a prime location for a high-rise residential complex. 
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LANDSCAPING PLAN 

A lush, green environment will be created in downtown Dallas as a 

result of the planting scheme for the Dallas Arts District. A cool, shady, 

tree-lined area will heighten and enrich the pedestrian experience and 

create a positive visual image for the district. The subject project site 

will be developed in consonance with the master district landscape plan 

projecting the open feeling, pedestrian-oriented, garden atmosphere. The 

landscape concept for the Dallas Arts District is presented in the following 

diagram. 
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CONTEXT ANALYSIS 

This is a visual analysis of design impacts around the site. This 

analysis was made by standing at the site looking outward to form an 

architectural concept of the area. With new developments in the making, the 

new Concert Hall designed by I.-M. Pei will truly affect the character of 

this design. The strongest views from the site are toward the south, 

southwest, and northwest. 
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PEDESTRIAN PATTERNS AROUND SITE 

The pedestrian patterns that are created by this project are 

concentrated along Flora and Crockett Streets. These two streets create the 

grand entrance effect for the New Concert Hall. The comments included on 

the following map will give a general indication of pedestrian flow around 

the site. 
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TOPOGRAPHY 

The site is relatively flat with a gentle slope toward the northern 

corner. This is also the same direction the run-off travels, with its main 

path running down Flora Street. 
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UTILITIES/EASEMENTS 

The main utilities run under Flora Street and Ross Avenue, with smaller 

mains running along Crockett and Leonard Streets. There are two main 

easements along Flora and Crockett Streets that have been proposed by the 

Dallas Arts District Board. The other easements along the site were 

developed by the Texas Highway Department and are in very poor condition. 

Some attention must be given to the maintenance of these public ways to 

perpetuate a pleasant atmosphere around the project. 
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PAVING 

Distinctive paving also plays a major role in the designation of the 

Dallas Arts District as a "special" place. It creates a visual distinction 

from the rest of downtown while ensuring a visual continuity within the 

district itself. A hierarchy of scale has been designed for the paving 

along Flora Street. This hierarchy designates pedestrian, drop-off and 

vehicular zones. The smallest scale is associated with pedestrians, and the 

largest with vehicles. Further explanation is shown on the Paving Concept 

diagram. 
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SITE ANALYSIS 

An analysis of the site reveals the unique architecture that surrounds 

the area. The Historic Cathedral Santuario de Guadalupe (southwest) and the 

Post-Modern New Concert Hall (northwest) will affect the design approach and 

form for this project. Various other comments on the map will explain 

certain important conditions to be noted for later design decisions. 
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SPACE SUMMARY 

SPACE NAME 

1. Public (External) 
Parking Garage 
(Residents, Employees, 
Shoppers, etc.) 

2. Public (Internal) 

NO. OF UNITS 

1600 cars 
850 cars 

3. 

4. 

5. 

Entrance Lobbies 
Mall ( I n te r i o r s ) 
Restrooms 
Security 

*Retai l 
Leasable Space (General) 
Arts and Crafts 

^Off ice 
Leasable Space 

*Food Services 
Entry/Waiting Area 
Support Facilities 
(Restroom, Coatroom, etc) 

Dining Area 
Food Preparation Area 
Warehousing Area 
Employee Facilities 
Fast Food Outlets 
Drinking Area 
Bar Area 
Restrooms 

Management 
Secretary/Reception 
Manager's Office 
Conference Room 
Security Center 
Mechanical/Maintenance 

Office Space 

10 
3 

*1 
*1 

*1 

7 
7 

7 
7 
7 
7 

6 
6 
6 

2 
2 
2 
3 
1 
1 

NET SQ. FT. 

452,000 
238,000 

3,850 
27,400 
3,400 
450 

84,000 
9,450 

148,200 

NET TOTAL 
SQ. FT. 

800 
1,300 

13,950 
2,950 
1,300 
1,300 
1,800 
2,700 
1,000 
1,350 

500 
580 
420 

1,100 
85,600 

4,200 

690,000 

35,100 

93,450 

148,200 

28,450 

92,500 
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7. 

8. 

SPACE NAME 

Residences 
One Bedroom (Ef f ic iency) 
One Bedroom Unit 
A r t i s t Lofts 
Two Bedroom Unit 
Three Bedroom Unit 

Recreational F a c i l i t i e s 
Movie Theater 
Bowling Al ley 
Arcade Centers 
Swimming Pool s 
Health Clubs 

NO. OF UNITS 

200 
150 
25 

250 
150 

1 
1 
2 
2 
5 

NET SQ. FT. 

100,000 
150,000 
25,000 

275,000 
250,000 

21,200 
49,400 
5,000 

20,000 
140,000 

TOTAL NET 
SQ. FT. 

800,000 

235,600 

TOTAL PROJECT AREA 2,134,100 

•Requirements w i l l be d ic tated by economic demand. 
Special requirements discussed in Financial Analysis. 

SOURCES: 

GRAPHIC STANDARDS 

TIME SAVER STANDARDS 
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SITE DEVELOPMENT 

ITEM 

New Construction 

Parking 

Mall (Ex te r io r , Cafes, R e t a i l . . . ) 

Land Remaining to be Landscaped 

TOTAL AVAILABLE LAND 

NET SQ. FT. 

120,000 

20,000 

39,000 

110,000 

289,000 
(approximately 6 acres) 

NOTE: Figures represent their coverage on the si te only, 
(not below or above grade square footage) 

- 1 3 5 -



0) 
io 
> ; 

< 

z 
< 

u 

CO 

D 
UI 
J 

UJ 
Q 



PUBLIC EXTERNAL 

FACILITY 101 

Space Name: Parking Garage 

Assignable Floor Area: Apprxoimately 452,000 s.f. 

Number of Units: One 

Expected Number of Occupants: Approximately 2000 spaces = assuming one space 
for every 1000 s.f. of floor space (zoning required only one space per 
2000 s.f.). 

Functional Description: This structure will facilitate the parking of 
customers, employees, visitors, and residents' vehicles. 

Environmental Requirements: 

General: One level of surface level parking with the remainder under 
grade is the most desirable situation; ramps should have a maximum 
grade of 15% and a minimum width of 16 ft.; stairs and elevators 
should be centrally located; a security station should be located in 
this area to deter misconduct. 

Mechanical: Exhaust fans as required (no air conditioning). 

Materials: Durable; maintenance-free; structure-related. 

Lighting: General, functional, inexpensive. 

Equipment/Furnishings: Elevators and enclosed stairways as required. 
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FACILITY 102 

Space Name: Mall (Exterior) 

Assignable Floor Area: Approximately 238,000 s.f. 

Number of Units: One 

Functional Description: This space will serve as the primary exterior circu
lation area. 

Environmental Requirements: 

General: Environment should promote shopping as an enjoyable experience. 
Space should be provided with direct accessibility to the storefronts; 
space should meander to create interesting nooks and crannies, with 
larger nodes to serve as focal points. All levels should have strong 
visual attraction; vertical and horizontal connections are critically 
important. The larger (wider) the area, the greater amount of land 
scaping, furnishings, and related elements are required to promote a 
more intense and exciting environment. 

Materials: Durable, weather-resistant, but selected for its aesthetic 
value (quality is important). 

Mechanical: None 

Lighting: Should be chosen for its contribution to the environment's 

character and security-

Equipment/Furnishings: Comfortable seating and tables, light standards, 

landscaping, drinking fountains, orientation boards, fountains, trash 

receptacles, displays (all as required). 
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PUBLIC C INTERNAL ) 

FACILITY 103 

Space Name: Entrance Lobby 

Assignable Floor Area: 900 s.f. (net total: approximately 3,850 s.f.) 

Number of Units: One 

Expected Number of Occupants: Four to eight customers. 

Functional Description: This space provides a definite sense of entry, 
establishes the complex's character, and orients the shopper. 

Environmental Requirements: 

General: This space should promote the arts and crafts and provide 
directions for the shopper; vertical and horizontal connections are 
critically important. 

Materials: Should be durable yet appropriate to its character. 

Mechanical: Air conditioning required (consequence of spaces proximity 
to the exterior should be compensated for). 

Lighting: Should contribute to character of space; directional lighting 
is also important. 

Equipment/Furnishings: Orientation boards. 
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FACILITY 104 

Space Name: Mall (Interior) 

Assignable Floor Area: Approximately 27,400 s.f. total. 

Number of Units: Eight 

Expected Number of Occupants: Ten to fifty customers. 

Functional Description: This space will serve as the primary means of circu
lation for shoppers and residents. 

Environmental Requirements: 

General: Space should not be so vast as to appear barren; dead ends 
should be avoided; visual connection of all levels is important ; 
environment should display interesting and exciting architectural 
elements (banners, planters, displays, etc.); environment should also 
emphasize the Arts (shows, displays, etc.) 

Materials: Durable, medium quality (acoustics should be an important 
consideration). 

Mechanical: Air conditioning required (recirculation may sometimes be 
adequate). 

Lighting: General and directional lighting required; natural lighting is 
also desired. 

Equipment/Furnishings: Comfortable seating, landscaping of some form is 
desired. 
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FACILITY 105 

Space Name: Public Restrooms 

Assignable Floor Area: 200 s.f. each, (net total: approximately 3,400 s.f.) 

Number of Units: Six for each sex 

Expected Number of Occupants: Ten to fifteen customers/employees 

Functional Description: This space will provide areas to perform bodily 
functions and related hygiene activities. 

Environmental Requirements: 

General: These spaces should be located adjacent to the mainstream of 
traffic, at points evenly distributed throughout the complex (on all 
levels). 

Materials: Easily maintained, sanitary, and durable. 

Mechanical: Air conditioning required; fan (vent) to exterior also 
required. 

Lighting: General except at mirror area where special attention is 
required. 

Equipment/Furnishings: Six toilets (3 toilets and 3 urinals for men), paper 
towel and tissue dispensers, 3 lavoratories, trash can. 
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RETAIL 
FACILITY 106 

Space Name: Retail (Leasable space) 

Assignable Floor Area: 600 s.f. to 3000 s.f. (net total: approximately 
84,000 s.f.). 

Number of Units: 50 to 150 

Expected Number of Occupants: Three to eight customers; one to three 
employees 

Functional Description: This space should be adaptable to meet the require
ments of the various retailing activities. 

Environmental Requirements: 

General: Storefronts should range from a minimum of 12 1/2' to a 
maximum of 30' in width to promote the feeling of more shops, thus a 
more intense and exciting environment; depth of the shops should vary 
from 50' to 150', storefront design should be as open and as inviting 
as possible; level changes directly in front of shops are not 
desirable; graphic identification should be an important consider
ation; the interior will be the responsibility of the individual 
tenant but strict design control should be administered by the 
management. 

Materials: Material selection should be left up to the each tenant, but 
the quality, acoustics, durability, and their contribution to the 
complex's character. As a whole, identification should be the 
primary criteria; soft floor surfaces should be considered for the 
shopper's comfort; ceilings should have a clear operational height of 
10'; tall ceilings are preferred. 

Mechanical: Air conditioning is required; each tenant should be provided 
with individual controls; fire detection devices are required in 
accordance with codes. 

Lighting: Design will be left to individual tenant but should reflect 
the character and quality of the establishment; display lighting is 
also an important consideration. 

Equipment/Furnishings: TTiese requirements will vary with each tenant and 
will be their responsibilityi; typical design criteria should include: 

Aisle Widths: 
Clerks: I'-B" to 2'-3" 
Main Public: 4 ' -6" to 7'-0" 
Secondary Public: 3 ' -0" to 3'-6" 

Center Island: 
Length: 13'-0" (average) 
Width: 9'-6" to 13'-0" 

Counter Heights: 
Display: 3 ' -0" (optimum) 
Cash Register: 3 '-6" (optimum) 
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RESIDENTAIL UNITS 

FACILITY 107 

Space Name: One Bedroom (Efficiency) 

Assignable Floor Area: Approximately 400 s.f. to 500 s.f. (net total:approx-
imately 100,000 s.f.) 

Number of Units: 150 to 200 

Expected Number of Occupants: One tenant 

Functional Description: This space should be versatile in design and provide 
the basic needs for shelter and security with the most economic 
advantage. 

Environmental Requirements: 

General: Efficiency residences (probably with higher-than-average late 
night traffic), would be best located near the elevator; graphic 
identification should be used to direct tenants to various points of 
the complex as well as identifying individual units because of the 
similarity floor to floor. 

Materials: The selection will rely heavily on acoustical consideration, 
but quality, durability, and their contribution to the complex's char
acter as a whole should be the primary criteria; soft floor surfaces 
should be considered for the tenant's comfort; the interior decor 
should be the tenant's choise. 

Mechanical: Air conditioning and heating required; each tenant should be 
provided with their own unit and individual controls; fire detection 
devices are also required. Key-operated elevators for the tenants' 
security should be considered. 

Lighting: Sufficient lighting should be provided for every room within 
the dwelling, natural lighting is also desired. 

Equipment/Furnishings: The major requirements will vary with each tenant and 
will be their responsibility. The kitchen and bathroom furnishings and 
appliances will be provided in accordance with a standard criteria 
designed to meet the variety of individual decor requirements and should 

include: 

Kitchen Area: Oven/stove/microwave/trash compactor/dishwasher/ 
refrigerator/storage 

Bathroom Area: Toilet/sink/storage/bath-shower combination. 
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FACILITY 108A 

Space Name: One Bedroom Unit 

Assignable Floor Area: Apprxoimately 600 to 1000 s.f. (net total approxi
mately 150,000). ^^ 

Number of Units: Approximately 150 to 200. 

Expected Number of Occupants: One to two tenants. 

Functional Description: This space should provide an adequate amount of 
comfort and versatility for living activities. Privacy will be most 
important as these units will be directed toward young, single adults. 

Environmental Requirements: 

General: These units should be located next to the elevator for 
convenience; higher than average late night traffic; general graphic 
identification of location; security procedures. The design criteria 
should provide for individuality and privacy. 

Materials: The walls should be slightly thicker for greater acoustical 
dampening, but quality, durability and efficiency should be the 
primary criteria; soft floor surfaces and hardwood cabinets should be 
considered for tenants' comfort; quality materials. 

Mechanical: Individually controlled air conditioning and heating 
required; fire detection, 2 hr.fire walls, key or code-operated 
elevators, close circuit watch on entries for screening visitors. 
Coordinate/centralize/insulate: mechanical and plumbing; quality 
plumbing fixtures; quiet mechanical system. 

Lighting: Sufficient illumination should be provided for each room; 
adequate amount of receptacles; natural lighting is also desired. 

Equipment/Furnishings: The major requirements will vary with each tenant and 
will be their responsibility. The kitchen and bathroom furnishings and 
appliances will be provided in accordance with a standard criteria 
designed to meet the variety of individual decor requirements and should 
include: 

Kitchen Area: Oven/stove/microwave/trash compactor/dishwasher/ 
re fri gerator/storage 

Bathroom Area: Toilet/sink/storage/bath-shower combination. 
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FACILITY 108B 

Space Name: Studio Unit 

Assignable Floor Area: Approximately 800 to 1200 s.f. (net total: approxi
mately 25,000 s.f.) "̂̂  

Number of Units: Approximately 20 to 25. 

Expected Number of Occupants: One to two tenants. 

Functional Description: This space should provide a wide amount of 
flexibility and comfort; one large open space which is overlooked by 
a loft. Privacy will be an important factor for concentration. This 
area will be directed only to artists with economic benefits. Large 
open area with maximum natural lighting. 

Environmental Requirements: 

General: These units should be located on the same floor; general 
graphic identification of location and safety procedures are required. 
The design criteria should be emphasized toward the artist and his 
work area privacy; a maximum amount of storage space should be 
provided; balconies. 

Materials: Acoutic dampening will be provided by slightly thicker walls 
amd good insulation; durable and economic materials are a primary 
criteria; hard durable floor surface with partial soft floor surface. 

Mechanical: Privately zoned freight elevator going from warehouse to 
residence should be provided; quiet, individually controlled air 
conditioning and heating required. Fire detection, sprinkler system, 
tight security watch for protection; average fixtures and plumbing. 

Lighting: Sufficient illumination should be provided for each room; 
increased electrical considerations for heavy artists' equipment; 
special wattage of receptacles; natural lighting. 

Equipment/Furnishings: The major requirements will vary with each tenant and 
will be their responsibility. The kitchen and bathroom furnishings and 
appliances will be provided in accordance with a standard criteria 
designed to meet the variety of individual decor requirements and should 
include: 

Kitchen Area: Oven/stove/microwave/trash compactor/dishwasher/ 
refrigerator/storage 

Bathroom Area: 1 to 2 toilets/1 to 2 sinks/utililty sink/storage/ 
bath, shower or combination. 
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FACILITY 109 

Space Name: Two Bedroom Unit 

Assignable Floor Area: Approximately 1000 to 1800 s.f. (net total aoDroxi-
mately 275,000 s.f.). 

Number of Units: 100 to 150 

Expected Number of Occupants: One to four tenants 

Functional Description: This space should meet quality residential stan
dards; should be versatile in design and support the various multi-
residential activities. 

Environmental Requirements: 

General: These residents will probably be more set in their liftstyle 
and may possibly have young children; short corridors are desirable 
to ease circulation flow; graphic identification should be used to 
direct tenants to various points of the complex as well as identifying 
individual units. 

Materials: Soft floor surface for comfort; open or large living area 
for movement and visitors; thick walls designed for acoustical 
dampening considerations; durability and efficiency should be the 
primary criteria. Quality materials for low maintenance and care. 

Mechanical: Individually controlled heating and air condition properly 
distributed and zoned. Insulate the plumbing and mechanical units; 
an attempt should be made to coordinate and centralize mechanical 
systems. Fire detection, sprinkler system, key or code operated 
elevators-zoned, and a guard staton for security purposes (24 hour 
watch is desirable). 

Lighting: Special electrical considerations for bathroom and kitchen are 
required for special accessories. General illumination throughout 
all rooms with natural lighting is also desired. Adequate receptacle 
distribution. 

Equipment/Furnishings: The major requirements will vary with each tenant and 
will be their responsibility. The kitchen and bathroom furnishings and 
appliances will be provided in accordance with a standard criteria 
designed to meet the variety of individual decor requirements and should 
include: 

Kitchen Area: Oven/stove/microwave/trash compactor/dishwasher/ 
refrigerator/storage 

Bathroom Area: 2 to 3 toilets/2 to 3 sinks/storage/bath, shower or 
combination, hot tub. 
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FACILITY 110 

Space Name: Three Bedroom Unit 

Assignable Floor Area: Approximately 1500 to 2000 s.f. (net total aoDroxi-
mately 240,000 s.f.). ^ 

Number of Units: 80 to 120 

Expected Number of Occupants: Two to six tenants. 

Functional Description: This space should meet quality residential stan
dards; should be versatile in design and support all the various multi-
residential activities. 

Environmental Requirements: 

General: Multi bedroom apartments are best located at corners; multi 
bedroom units lay out more compactly with two exposures; larger units 
at corners can also cut down on required public corridors; these 
residents will probably be more set in their lifestyle and may 
possibly have young children; graphic identification should be used 
for guidance. 

Materials: Durable, flexible and economically efficient materials 
should be used with special consideration to acoustic dampening; 
thick insulated walls; good separation and room layout for privacy 
and activities. Spacious rooms requiring special supports and strong 
materials. The interior decor should be the tenant's choice. 

Mechanical: The mechanical system should be well insulated and operate 
quietly; adjustable temperature control for heating and air 
conditioning is required; proper zoning and good distribution of air; 
ceiling fans; special plumbing considerations for bathrooms and 
kitchen is required; fire detectors; sprinkler system; and security 
watch. 

Lighting: Special lighting considerations for bathrooms; proper distri
bution of illumination throughout the unit; special electrical 
considerations for the kitchen; natural lighting; skylights. 

Equipment/Furnishings: The major requirements will vary with each tenant and 
will be their responsibility. The kitchen and bathroom furnishings and 
appliances will be provided in accordance with a standard criteria 
designed to meet the variety of individual decor requirements and should 
include: 

Kitchen Area: Oven/stove/microwave/trash compactor/dishwasher/ 
refrigerator/storage 

Bathroom Area: 3 toilets/3 sinks/storage/bath, shower or combination/ 
Jaccuzzi/(hot tub). 

-149-



FACILITY i n 

Space Name: Lobby 

Assignable Floor Area: 500 s.f. 

Number of Units: One 

Functional Description: This space provides a definite sense of entry, 
establishes the complex's character, and orients the shopper. 

General: This space should be a comfortable area while waiting for 
elevators; should promote the arts and crafts; give directions for 
the visitor and tenant; landscaping may be considered as a noise 
buffer and aesthetic appearance. 

Materials: Should be durable yet appropriate to its character. 

Mechanical: Air conditioning required (consequence of spaces proximity 
to the exterior should be compensated for). 

Lighting: Should contribute to character of space; directional lighting 
also important. 

Equipment/Furnishings: Orientation boards. 
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DINING 
FACILITY 112 

Space Name: Entry/Waiting Area (Restaurant) 

Assignable Floor Area: 100 to 150 s.f. (net total: approximately 800 s.f.) 

Number of Units: 5 to 9 

Expected Number of Occupants: Two to twelve customers; one employee. 

Functional Description: This space should establish the character of the 
establishment and allow comfortable waiting before being seated. 

Environmental Requirements: 

General: This space should highlight the restaurant's theme and provide 
features to maintain customer's interest and enthusiasm while 
waiting; must be open and promote a free traffic route to dining area; 
area should allow limited visual access to main dining area; this 
space may also include the following related facilities: 

Cashier: 40 s.f. 
Public telephone: 20 s.f. 
Coat room: 40 s.f. 
Restrooms: 60 s . f . to 120 s.f . 

Materials: Durable; acoustically capable of separating this area from 
the dining area. 

Mechanical: Air conditioning required (may have to over-compensate or 
use special i t ies usch as a i r curtain, i f space opens direct ly to the 
outdoors). 

Lighting: General l ight ing suf f ic ient . 

Equipment/Furnishings: Hostess stat ion, cash register, and counter (this 
function may not be included in this area depending upon tenant's 
desire); comfortable seating to accommodate f ive to ten per cent of the 
total capacity; public address system; telephone. 
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FACILITY 113 

Space Name: Dining Area 

Assignable Floor Area: 1500 to 2800 s.f. (net total: approximately 13 950 
s.f.) 

Number of Units: 5 to 9 

Expected Number of Occupants: 100 to 250 cistomers (will vary with tenant); 
plan for 18 s.f. per person and an occupancy rate of 14%; must include 
aisle access to each dining station. 

Functional Description: This space should form a pleasant, relaxing, yet 
stimulating environment for eating. 

Environmental Requirements: 

General: Layout should be as flexible as possible; turn-over times will 
vary with diner and meal (from 10 minutes to 2 hours); design of the 
interior will be left up to the individual tenant (subject to manage
ment approval). 

Materials: Tenant's responsibility with particular emphasis on 
acoustics, maintainability, and quality. 

Mechanical: Air conditioning required; exterior spaces should be shaded. 

Lighting: Subdued, mood light may be appropriate; avoid shining lights 
directly on diner; natural light would be desirable. 

Equipment/Furnishings: Tables and chairs to accommodate the desired occupant 
load (various sizes of tables should be employed to provide for the dif
ferent size user groups); screened service stations as required (one 
small station for each 20 seats or one large station for every 50-70 
seats). 
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FACILITY 114 

Space Name: Food Preparation Area 

Assignable Floor Area: 200 to 600 s . f . (net t o t a l : approximately 2,950 s . f ) 

Number of Uni ts : 5 to 9 

Expected Number o f Occupants: Six to ten employees 

Functional Descr ipt ion: This space should accommodate receiving and stor ing 
of goods, and the preparation and cooking of meals. 

Environmental Requirements: 

General: The layout of the equipment and spaces w i l l vary somewhat with 
the tenant 's needs; e f f i c iency should be the prime considerat ion; 
t h i s area should be buffered from the public areas; the actual 
cooking area should be cen t ra l i zed ; special ven t i l a t i on must be pro
vided in the kitchen area. 

Mater ia ls : Durable, easy-maintenance, grease-resistant, f lame-retardant, 
and acoust ica l ly i so la ted . 

Mechanical: Space should be a i r condit ioned, a l l heat-related equipment 
should be vented to the ex te r i o r ; ducts should be flame-proof with 
spark a r res to rs ; special v e n t i l a t i o n , especial ly at cooking s ta t ions ; 
se l f -conta ined f i r e suppression system; odor removal equipment. 

L igh t ing : General l i g h t i n g adequate: in tens i fy over counter space, 
minimize in storage areas. 

Equipment/Furnishings: Fire detection devices, f i r e ext inguishers, vent 
hoods, annd storage cabinets as required; the kitchen related equipment 
w i l l vary wi th the tenant 's needs but the fol lowing table wi l give some 
idea of the equipment required and the i r dimensions: 

Work Table 
Plate wanner 
Steam table 
Mixer 
Food cu t te r 
Butcher block 
Oven 
Steamer 
E lec t r i c range 
Fryer 
Cook's table wi th pot rack 
Cook's tab le w i th sink 
Vegetable sink/double 
Refr igerators 
Freezers 

3'-0 
I '-O 
2'-0 
2 ' -6 
3 '-0 
3 ' -0 
3'-6 
2 ' -6 
3 '-0 
2 ' -3 
3 ' -0 
3 '-0 
2'-6 
3 ' -0 
3'-6 

(width) 
X 3 ' -0 " 

6 ' -3 " 
4 ' - 0 " 
3 ' -6 " 
3 ' -0 " 
5 ' -0 " 
3 ' -0" 
3 ' - 2 " 
3 ' -6 " 

(width) 
(width) 
X 5 ' -0 " 
X 3 ' -6 " 
X 3 ' -0 " 

- 1 5 3 -



FACILITY 115 

Space Name: Warehandling Area 

Assignable Floor Area: 150 to 260 s.f. (net total: approximately 1,300 s.f.) 

Number of Units: 5 to 9 

Expected Number of Occupants: Two to five employees 

Functional Description: This space will facilitate the bussing, washing, 
and storage of wares. 

Environmental Requirements: 

General: The layout will vary somewhat with each tenant but the area 
should be adjacent to both the dining area and the preparation area; 
efficiency is important; space should be acoustically and visually 
separated from the public areas. Sanitation is important. 

Materials: Durable, easy maintenance, grease resistant, and acoustics 
should be the selection criteria.. 

Mechanical: Air conditioning required; vents to exterior may also be 
required; special considerations for removal of steam/humidity. 

Lighting: Task lighting preferred. 

Equipment/Furnishings: Counterspace to run the width of the space; fire 
detector, fire extinguisher, disposal and clean-up equipment, and storage 
cabinets as required by the particular tenant. 
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FACILITY 116 

Space Name: Employee Fac i l i t ies 

Assignable Floor Area: 150 to 250 s. f . (net to ta l : approximately 1,300 s . f . ) 

Number of Units 5 to 9 

Expected Number of Occupants: Two to six employees 

Functional Description: This space w i l l accommodate employee's lounging 
ac t i v i t i es ; th is area w i l l also include restrooms and space for manage 
ment ac t i v i t i es . 

Environmental Requirements: 

General: This space w i l l center around a small employee lounge area with 
the manager's of f ice and restrooms radiating from i t ; the nature and 
extent of this arrangement w i l l be determined by the Individual 
tenant. 

Materials: Comfort, acoustics, and durabi l i ty should be ut i l ized ( l igh t 
colors should be used to make these small spaces look larger). 

Mechanical: Air conditioning is required; exhaust vents to exterior are 
required with cooking equipment; i t w i l l probably be desirable to 
open these spaces to the outdoors. 

Lighting: General l ight ing i s adequate. 

Equipment/Furnishings: A small table and chairs with divan or other comfort
able seating for employee relaxing; general off ice with desk/chair and 
business associated equipment. Rest rooms to Include toi lets/sinks and 
grooming amenities. 
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DRINKING 
FACILITY 117 

Space Name: Drinking Area (Bar) 

Assignable Floor Area: 250 to 750 s.f. (net total: approximately 2,700 s.f.) 

Number of Units: 6: four connected with restaurants; two separate estab-
1Istments. 

Expected Number of Occupants: 50 to 100 customers; two to five employees. 

Functional Description: This area will provide a relaxed environment for the 
consumption of drinks and snacks. 

Environmental Requirements: 

General: Interior of space will be responsibility of tenant, but design 
control should be exercised by the complex's management; space should 
also accommodate such forms of amusement as table and video games; 
dancing may also be desired (this will require space for a dance 
floor and related sound production equipment). 

Materials: Comfort, durability, quality, and ease of maintenance should 
be the primary considerations. 

Mechanical: Air conditioning required; smoke removal/ventilation equip
ment required. 

Lighting: Subdued, controllable mood lighting is appropriate. 

Equipment/Furnishings: Tables and seats to accommodate the desired occupant 
load; design elements deemed appropriate by tenant; dance floor and 
related sound equipment (optional); video and table game equipment 
optional). 
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FACILITY 118 

Space Name: Bar 

Assignable Floor Area: 100 to 200 s.f. (net total: approximately 1,000 s.f.) 

Number of Units: 6: four connected with restaurants, two separate estab-
1 Istments, Integral with drinking area. 

Expected Number of Occupants: Two to six employees 

Functional Description: This area allows for the preparation of drinks, the 
cleaning of glassware, and the storage of liquor, glassware, and related 
utensils. 

Environmental Requirements: 

General: Layout will vary with the individual tenant but accessibility 
and efficiency should be the prime consideration; control into this 
space should also be considered. 

Materials: Durable, quality, and easily maintained. 

Lighting: Lighting at bar area should be more intense but should not 
spill over into the seating area. 

Mechanical: Air conditioning required. 

Furnishings/Equipment: Regrigerator/freezer, ice maker, beer keg coolers, 
blenders, miscellaneous bar equipment as required; storage for glassware, 
liquor and equipment as required (display of these items may be desir
able). Customer bar/stools as determined by tenant. 
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FACILITY 119 

Space Name: Restrooms (Bar Area) 

Assignable Floor Area: 120 to 175 s. f . each, (net t o ta l : approximately 
1,350 s . f . ) 

Number of Units: Two (one for each sex). 

Expected Number of Occupants: One to four customers or employees. 

Functional Description: These spaces w i l l serve the bar which is not con
nected with a restaurant. 

Environmental Requirements: 

General: Should be located out of direct public view but should be 
easily found; waiting l ines need to be anticipated. 

Materials: Durable, easy to maintain, water-resistant. 

Mechanical: Air conditioning and exhaust vent to exterior are required 
(Induced air-freshener a desirable option). 

Lighting: General l ight ing except at mirrored areas. 

Equipment/Furnishings: Men - 1 t o i l e t , 3 urinals, 3 lavatories: Women -
3 t o i l e t s , 3 lavatories; paper tissue and towel dispensers, mirrors, 
trash cans. 
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BUILDING MANAGER 

FACILITY 120 

Space Name: Secretary/Reception Area (Building Manager) 

Assignable Floor Area: 225 s.f. (net total: approximately 500 s.f.) 

Number of Units: Two 

Expected Number of Occupants: One employee; one to three visitors. 

Functional Description: This area will facilitate the receiving of tenants, 
salesmen, visitors, and as an information center for customers in addi
tion to performing myraid secretarial functions. 

Environmental Requirements: 

General: This space will serve as the public entrance into the manage
ment area; should be located in the existing structure but not in a 
major traffic area; graphic identification should be used to direct 
customers to this point (graphic maps should be used to guide 
shoppers rather than placing this responsibility on the employees). 

Materials: Warm, comfortable, acoustically isolated. 

Mechanical: Air conditioning required. 

Lighting: Task lighting perferred over general lighting. 

Equipment Furnishings: This space should include: 
2 - Upholstered chairs w/arms (l'-8" x I'-B") 
1 - Upholstered chair w/out arms (l'-8" x I'-B") 
1 - Secretary's desk (60" x 30") with 18" extension^for typewriter 
1 - Steno chair (14" x 20") 
4 - File cabinets (17" x 15" x 28") 
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FACILITY 121 

Space Name: Manager's Office 

Assignable Floor Area: 290 s.f. (net total: approximately 580 s.f.) 

Number of Units: Two 

Expected Number of Occupants: One employee; zero to two visitors. 

Functional Description: This area will facilitate the various activities 
involved in the management of a complex of this magnitude. 

Environmental Requirements: 

General: Public access to this space should be controlled through the 
reception area; should be adjacent to a conference room. 

Materials: Quality, comfort, warmth, and acoustics should be considered; 
should reflect character of the complex. 

Mechanical: Air conditioning required. 

Lighting: Task lighting perferred over general lighting. 

Equipment/Furnishings: This space should account for: 

1 - Sofa (72" X 30") 
2 - Lounge chairs 2/arms (2 ' -8 " x 2 ' -8") 
1 - Coffee table ( 4 ' - 0 " x I ' -S") 
1 - Desk (60" x 30") 
1 - Executive chair ( 2 ' - 4 " x 2 ' -4") 
1 - Credenza (60" x 21" x 30") 
Private Bathroom - 1 toilet; 1 lavatory; 1 mirror; tissue dispensers. 
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FACILITY 122 

Space Name: Conference Room 

Assignable Floor Are: 210 s.f. (net total: approximately 420 s.f.) 

Number of Units: Two 

Expected Number of Occupants: Six to twelve employees, tenants, etc. 

Functional Description: This space will facilitate the meetings and presen
tations associated with management activities. 

Functional Requirements: 

General: Area should be comfortable yet impressive to the potential 
client. 

Materials: Comfort, quality, warmth, and acoustics should be considered. 

Mechanical: Air conditioning required. 

Lighting: Task and mood lighting preferred over general lighting; use 
of rheostats is recommended. 

Equipment/Furnishings: The space should include: 
1 - Conference table (4'-0" x lO'-O") 

12 - Upholstered chairs w/arms (2'-0" x 2'-0") 
1 - Coffee Bar 

Media presentation equipment/storage 
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FACILITY 123 

Space Name: Office Space 

Assignable Floor Area: Approximately 4,200 s.f. 

Number of Units: One 

Expected Number of Occupants: 35 to 50 employees. 

Functional Description: This space will facilitate all the office functions 
and necessary record storage; these spaces may be subdivided to 
accommodate the various office needs. 

Environmental Requirements: 

General: Area should be comfortable and pleasant. 

Materials: Comfort; quality; warmth; acoustical. 

Mechanical: Air conditioning required. 

Lighting: Task lighting preferred over general lighting. 

Equipment/Furnishings: Requirements will include desks, credenzas, arm 
chairs and steno chairs, file cabinets, wastebaskets, bookcases; all 
the equipment necessaryfor producing a payroll; typewriters, word 
processors, table-top calculators, computers, CRT's, printers, etc. 
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FACILITY 124 

Space Name: Security Center 

Assignable Floor Area: 180 to 400 s.f. (net total: approximately 1,100 s.f.) 

Number of Units: Three 

Expected Number of Occupants: One to three employees. 

Functional Description: This space will serve as the central monitor system, 
surveillance of the complex for fire and vandalism (could possible be 
integrated with building systems control and monitor system). 

Environmental Requirements: 

General: Space should be located at main vertical circulation areas or 
adjacent to major entrances; connection with management offices; 
24-hour employee access is required. 

Materials: Durable, easy to maintain. 

Mechanical: Air conditioning required; special electrical equipment 
should be provided in the design criteria. 

Lighting: General lighting adequate. 

Equipment/Furnishings: Equipment relating to the monitoring system, parti
cularly fire detection and security monitor/control; counter space as 
required; two chairs (I'-S" x I'-S"); 1 table (60" x 30"). 
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FACILITY 125 

Space Name: Mechanical 

Assignable Floor Area: Apprxoimately 85,600 s.f . 

Expected Number of Occupants: Two to six employees or servicemen (space 
w i l l be unoccupied the majority of the time). 

Functional Description: This space w i l l house the various mechanical and 
electr ical equipment required for the entire project; workship and 
repair part storage required. 

Environmental Requirements: 

General: Area should be centrally located with direct access to the 
exterior required. 

Materials: Space should remain unfinished for economic reasons; f i r e 
proof where necessary. 

Mechanical: Venti lation required. 

Lighting: General l ight ing adequate. 

Equipment/Furnishings: Air Conditioning equipment ( i . e . , boi lers, chi l lers, 
a i r handlers, electr ical transformers and switchgear, e tc . ) ; hot water 
heaters; miscellaneous equipment as required. 
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FACILITY 126 

Space Name: Maintenance/Custodial 

Assignable Floor Area: 2500 s.f. 

Number of Units: One 

Expected Number of Occupants: Four to eight employees 

Functional Description: This space will be used for the repair of equipment 
or furnishings and for the storage of materials and tools. 

Environmental Requirements: 

General: This area should be centralized as one large area (smaller 
"janitor closets" should be located throughout the complex); location 
should be away from main public traffic. 

Materials: Space should remain unfinished for economic reasons (fire
proof where necessary). 

Mechanical: Air conditioning required. 

Lighting: General lighting adequate; intense lighting over workbench. 

Equipment/Furnishings: Storage shelves and cabinets for various tools, 
equipment, and materials; counter space as required; 2 workbenches 
(60" X 30"); lockable storage for maintenance supplies. 
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OFFICE SPACE 

FACILITY 127 

Space Name: Of f ice Space (Leasable) 

Assignable Floor Area: Approximately 148,200 s . f . (Total Available) 

Number of Units: Will vary with tenants' needs 

Expected Number of Occupants: Plan for one office worker for every 150 s.f. 
for normal office environment, special requirements may dictate other
wise. 

Functional Description: These spaces will be subdivided to accommodate the 
various tenants' functional needs. 

Environmental Requirements: 

General: Versatility in every aspect of these spaces: design is 
critical (a modular approach may be considered); it is not necessary 
to limit these tenants to small spaces as in the retail area (the 
important goal here is to keep these spaces full no matter what form 
or arrangement is needed to do so). The interior of these spaces 
will be left unfinished; "finish-to-suit" the tenants' requirements 
can be exercised; if tenant is responsible for finish, management and 
quality control must be inforced. These spaces should be located on 
the upper levels of the complex or at similar locations away from 
heavy public traffic; they should be buffered visually and 
acoustically from the more active areas such as the public malls. 

Materials: By selection and/or responsibility of the tenant (acoustics 
and ease of maintenance should be the primary considerations). 

Mechanical: Air conditioning required (should work efficiently in almost 
any possible office arrangement, a modular grid supply duct system 
with flexible terminal ducts is viable design criteria). 

Lighting: General safety lighting installed; specific lighting to be 
installed to tenant's requirements . 

Equipment/Furnishings: Requirements will vary with tenant. 
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ARTS & CRAFTS 

FACILITY 128 

Space Name: Arts and Crafts (Leasable Space) 

Assignable Floor Area: 600 to 1500 s.f. (Net total approximately 9,450 s.f.) 

Number of Units: 5 to 15 

Expected Number of Occupants: Three to eight visitors; one to four artists. 

Functional Description: This space should be versatile to facilitate the 
various art and craft activities. 

Environmental Requirements: 

General: Storefronts should range from 12 1/2' to 30" in width to 
promote the feeling of more shops and create a more Intense and 
exciting environment; depth of the shops should vary from 50' to 
150'; shops should be located close to shipping and receiving for 
convenience; storefronts should be as open and as iviting as 
possible; level changes directly in front of the shops are not desir
able; graphic identification should be an Important consideration 
where needed; the interior will be the responsibility of the indivi
dual tenant; design control by the management is not important. 

Materials: Their selection will be left up to the particular tenant, 
but the quality, acoustics, durability, and their contribution to the 
complex's character as a whole should be the primary criteria; floor 
surfaces will also be left up to the tenant; tall ceilings, 10 plus 
feet, clear operational height is generally preferred. 

Mechanical: Air conditioning is required; each tenant should be 
provided with individual controls; proper climate for art projects is 
a major consideration; fire detection devices are also required; 
special electrical considerations should be provided and follow the 
design criteria as required. 

Lighting: Design will be left to the individual tenant but should 
reflect the character and quality of the establishment; display and 
task lighting is also an important consideration. Natural light 
(without direct sunlight) may be desired. 

Equipment/Furnishings: These requirements will vary with each tenant 
(artist) and will be their own responsibility. 
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IIMTRODUCTION 
Systems performance criteria is an essential part of architectural 

programming in which cost and user satisfaction are weighed subjectively and 

objectively. This process will evaluate the performance effectiveness of 

each building system to develop the proper usage of these systems. The real 

design criteria is to effectively Integrate all these systems economically 

to provide an environment that is conducive to a 50 story resident 

inhabitance. There are two general ways of approaching this: 

1. Provide separate system control for each unit (especially in HVAC 
systems). 

2. Centralize the system (this could be the most cost effective, but 
the management would be in control of all distribution). 

Each of the following systems should be analyzed for its relationship to the 

resident as well as the public. 

STRUCTURAL 
The structural system for this high-rise building should be able to 

support the weight and dynamics of 40 or more stories. Certain structural 

approaches should be analyzed to determine which would be more adaptable to 

residential construction. The use of columns in high-rise construction is 

common and the placing of columns randomly adapts well to the Inherently 

Irregular module generated by a typical apartment layout. These columns 

should be burled in the residences, but may be exposed in different areas of 

the complex for a more efficient layout. As a rule of thumb, spacing 

between concrete columns may economically be in the range of 12 to 18 ft. 

centers, and spacing for steel columns may range from 16 to 24 ft. 
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An analysis of the case studies has Indicated a central core has been 

the most advantageous structural format for multi-story construction. 

Therefore, this system should be Investigated as applicable to this project. 

Material choice should be based on durability and efficiency along with 

economic considerations. The life-span of these materials should be 40 to 

50 years of the projected usage. Structural analysis shall assure that a 

2.5 margin of safety be Incorporated in the project design. 

Wind bracing is another structural factor which must be considered on 

structures beyond 10 to 20 stories tall. This complex must be able to 

withstand 150 mph winds and adverse weather conditions. This type of 

bracing may be achieved by the introduction of various structural measures. 

The extent and therefore the expense of these measures may be reduced if the 

building shape Itself contributes to wind bracing. The uppermost floor 

shall not deflect more than 1'0" laterally in any direction with torsional 

rigidity to assure personal comfort for residents/users. 
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SITE SURROUNDINGS 

The enclosure system for this project will pick up and amplify the 

barrier-free environmental pattern already begun within the Arts District: 

An enclosure system that is totally uncommon to the concrete jungle normally 

associated with a downtown area. The Arts District Board has started 

upgrading the quality of the District by widening Flora Street and adding 

10' to 20' wide sidewalks with trees planted the length of the street. 

These trees will act as a buffer against traffic and noise and create a 

more relaxing and inviting pedestrian atmosphere. 

This new construction should not overpower, but rather compliment the 

surrounding architecture. The materials that are chosen for this project 

will be selected for aesthetics, structural capabilities, and maximum energy 

conservation. The design should Incorporate the elements of passive, solar, 

and hybrid energy support systems where they are practical and cost 

efficient. 

MECHANICAL 

The mechanical system in this project might best be divided into two 

areas. One is "public" where the mechanical system will be provided by the 

management; the second is "residential" where the mechanical system will be 

Incorporated within each individual residential unit. The HVAC system for 

the residential units should consider a sensitive system for acoustical 

noise. The control of this system(s) is Important in economic savings and 

should be selected for its acoustical rating as well as its energy and 

economic conservations. 
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Because of the speculative nature of the public spaces, flexibility of 

the mechanical systems should be a prime consideration. 

Each tenant should be provided with individual environmental controls 

(a minimum of one thermostat per 1,400 square feet should be provided) to 

affect that portion of the central system. 

The HVAC ducting system for this project is so Immense that ducting has 

become a major planning factor. The flows and intensities of the HVAC 

system should reflect the activities within the spaces (example: an Indoor 

swimming pool - this activity would obviously pose different demands than a 

more passive activity such as in an office space). An engineering analysis 

will determine whether to use a forced air or variable air system within the 

complex. The HVAC system should have the flexibility to allow space 

conversion from lease space to purchased space. The HVAC system should 

operate quietly and efficiently, providing adequate distribution to each 

type of activity, thereby, creating a comfortable atmosphere throughout the 

complex. 

The mechanical systems must be structured to prevent the generation and 

conduction of noise throughout the building. The hours and level of 

operation of the mechanical system will vary with usage requirements. The 

retail spaces will normally require operational service from 7:30 A.M. to 

9:00 P.M.; office space will normally demand maximum service from 7:30 A.M. 

to 5:30 P.M.; residential systems should be separate from the public's 

because of the more constant demands of residential units; entertainment 

activities (restaurants, bars, movie theaters, gyms, etc.) will require late 

evening hours of operation but will compliment others, such as office 

spaces, in sizing system requirements. Zoning of the system and computer 

programmed controls for the heating/cooling requirement may be used to 

account for these various environmental needs. 
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Air handling systems should be chosen for maximum flexibility, highest 

efficiency, and great compatibility with the exterior ambient conditions. 

Enthalpy controls should be considered to take advantage of natural ambient 

conditioning. 

The use of atriuims, passive solar, active solar, and other natural 

occuring energy conservation principles should be considered and incorporated 

in the design when practical and economical. 

PLUMBING 

The Installation of plumbing risers and waste lines are labor and 

material Intensive relating to the high system cost ratio in multi-story 

building construction. The number of risers and vent stacks can be reduced by 

centralizing plumbing into common raceways and wet walls. Alignment of floor 

to floor facilities should be a major design consideration. 

A sprinkler system is required for certain areas of this building and 

will be located as dictated by code. Due to recent fires in high-rise 

buildings, such as the MGM building in Las Vagas, ordinances may be passed to 

Include sprinkler systems throughout the building to protect the users of the 

complex and the building Itself. Therefore, provisions should be made to 

modify or provide this type of system if proposed codes are enacted. 

Easy maintenance of the system should be a prime consideration, with 

clean outs located for easy accessibility. 

Plumbing systems are to be properly sized. Insulated, and made of quality 

materials in compliance with the U.P.C. 
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The electrical system must be designed to meet initial and future 

electrical requirements with adherence to all building and safety codes. 

The primary electrical service to the building is assumed to be 

commercial 480V, 3 PH, 60Hz. The 277 phase to neutral voltage of all three 

phases will be distributed directly to the fluorescent lighting panels. The 

heavy machinery and high energy systems will be fed directly with 480V. The 

120/208 utility service will be provided from transformers connected to the 

480 service bus. All electrical service and distribution must meet the 

National Electric Code and appropriate local codes. 

Lighting is essential for performance and when used correctly can induce 

mood control. A major consideration will be exterior lighting: illuminate to 

attract people toward the District. Outdoor lighting should be selected with 

security and aesthetics in mind. The following are recommended illumination 

levels in footcandles for specific spaces. 

Residential Units 
General (high) 

Retail Shops 
Circulation Area 
Merchandise 
Showcases 

Corridors, Lobbies, Storage 

Arts/Crafts 
Circulation Area 
Merchandise 
Showcases 
Shop 
Studies 

Offices 
General (low) 
General (high) 

45-150 

30 
100-150 
150-200 

30 

30 
100-150 
150-200 

100 
80-100 

30-50 
75-100 

Movie Theater 
Entrance, Lobby 
Foyer 
Auditorium 

Bowling Alley 
Entrance, Lobby 
Lane Area 

Gymnasium 

Industrial 
General Lighting 
Laundries 
Locker Rooms 
Intricate Work 

30-40 
30-40 

10 

30-40 
80-150 

50 

30-50 
30-50 

30 
150-40 

TABLE 3 
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The building should maximize the use of daylight. 

Power requirements other than standard convenience outlets are noted in 

the "Detailed Space Requirements" section. 

Power service should be provided by underground utility lines from the 

local power utility company. 

LI 

A fire alarm system should be provided for the entire complex in 

accordance with Dallas' latest fire ordinance. However, an automatic 

sprinkler system is recommended regardless of codes. This sprinkler system 

will be designed to cover the entire complex. The city planners have 

recently drafted an ordinance that, if passed, would require any buildings 

over ten stories high to provide a complete fire safety system. A complete 

sprinkler system that covers retail, commercial, office, and residential 

spaces provides the maximum safety factor. Insurance companies would also 

be more willing to cover a high-rise structure that has taken the 

precautions to protect the building and the patrons. The sprinkler system 

provides a complete fire detection, suppression system when used in 

conjunction with smoke detectors. In this way, innocent people won't 

necessarily suffer from someone else's carelessness. A diagram explaining 

fire safety and evacuation procedures should be located at all exit points . 

Heat and/or smoke sensors should be provided in all of the residences 

and tenant spaces. 

The various elements of the fire and security systems should be 

integrated in a central control station that is constantly monitored and 

tied into the Dallas Fire Department's automated alarm. The central control 
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station should Indicate the type and location of alarm. A loud, audible 

f i r e alarm must be Included within audible range of a l l residents, workers, 

and shop keepers. 

CONVEYING 

Elevators should be selected for their adequacy to meet the building 

t r a f f i c , freight requirements, and r e l i a b i l i t y . There are four paramaters 

involved in elevator selection: 

1. Travel distance 

2. Elevator speed 

3. Elevator capacity 

4. Building population 

There will be many activities which will require special circulation 

attention. Residential elevators should only be accessed by the resident 

and would go directly to these spaces, skipping all the retail and office 

floors. Proper zoning of these elevators would provide privacy and rapid 

transportation throughout the complex. Computer controlled elevators have 

greater operational flexibility and should be considered. 

Elevators should be located at major traffic points for user convenience 

and aesthetically compliment the building decor. 

Freight elevators should also be provided in locations Inaccessible to 

the public, but convenient to residents and shop tenants for moving, and 

retail and office areas for handling large objects. Freight handling 

requirements should be established and controlled by the building management. 
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A system of stairways, or possibly escalators, for the lobby and lower 

floor areas should be provided for maximum accessibility and emergency 

evacuation paths to all levels. The stairways should include security 

consideration with impeding emergency evacuation and be fire rated sealed 

stairwells to prevent the chimney effect in the event of fire. 

A security system should be provided for the complex as a whole, 

providing for the special security needs for each type of building 

function. For example, the security requirements for retail space will 

necessarily differ from office space, which will differ from residential 

requirements. A unified security control panel should be Included for easy 

monitoring from a single point. This central control can readily be 

combined with the fire protection and building systems control panel(s). 

Elevator surveillance for security purposes should be provided. The 

residential area is a good candidate for a controlled elevator system. A 

security monitor point must be provided with a central location to handle 

visitors, deliveries, services, and other non-resident related activities 

requiring area access. 

Alarm systems within individual residences, offices, or shops can be 

provided by the building management or, more preferably, left up to the 

individual. 

Security of the parking area should also be provided, especially for 

underground parking where surveillance is difficult and spaces are normally 

Isolated. A video monitor station could ease a normally labor intensive 

task. 
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Acoustical materials should be selected to control noise infiltration 

between neighboring residents, providing office privacy and enclosing and 

separating entertainment areas. In the retail area, noise should be 

controlled in relation with the type of retail establishment. A certain 

amount of noise adds excitement to the shopping experience but it should not 

be overbearing. 

There are many methods and ways of controlling acoustics within 

high-rise structures. Control is needed because of Impact noises which are 

erratic sounds caused by such things as dropped objects and the vibration of 

mechanical equipment. The resulting vibration of the structure is then 

manifested as airborne sounds and radiate at other locations. 

The UBC has established minimum airborne and impact sound isolation 

values for Group R (residential) occupancy. This code establishes design 

sound levels, the Sound Transmission Class (STC) rating method shall be 50 

for airborne sound isolation and the same for impact sound isolation. 

Another factor of concern in offices, apartments, etc., is privacy of 

speech (conversations overhead from the other side of the wall). The 

objective of this acoustic damping method is to reduce the sound levels to 

lODB or less for adequate privacy between office or residential units. 

The mechanical system should be zoned separately for the different 

functional areas within the complex. This process will aid in abating noise 

being transmitted through the ductwork system. This zoning will also create 

economies by limiting the amount of acoustical materials needed, and 

controlling demand by specific area activities. 
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Separating residences and office functions, acoustically, from the 

retail and other public activities will be a major consideration. 

Specific acoustical requirements will be discussed in the "Detailed 

Space Requirements" section. 

SYSTEM QUALITIES 

Each building system is being rated by comparison against a performance 

cr i ter ia relat ing to design, material, aesthetics, specific problem 

solutions, and selected system configurations. 

Durabil i ty Expandability F lex ib i l i t y Efficiency Life-Cycle 

Structural 

Mechanical 

E lect r i cal 

L i fe-Safety 

Conveying 

Security 

Plumbing 

Acoustical 

1: Minimum 

3 

3 

3 

3 

3 

3 

3 

3 

2: Medium 

1 

1 

3 

3 

1 

3 

1 

3 

3: High 

3 

3 

3 

2 

1 

2 

2 

3 

3 

3 

2 

2 

3 

2 

3 

3 

3 

3 

3 

3 

3 

3 

3 

3 

TABLE 4 

BUILDING CODES 
The City of Dallas has its own building code which is an adaption of 

the Uniform Building Code with additions or subtractions from the text to 

fit specific needs. The following does not attempt to summarize all U.B.C. 
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requirements; Instead, It reviews the codes revised by Dallas as they 

specifically relate to the project. 

Corridor partitions can be of non-fire rated construction if the travel 

distance 1s less than 75 feet or if smoke detectors are installed at 

Intervals of 60 feet. 

If more than two exits are required, they shall be placed apart in a 

straight line between exits a distance equal to and not less than one-fifth 

of the perimeter of the area served. (If three are required, they should be 

placed so that if one becomes blocked, another will be open). 

No one point in a sprinklered building shall be more than 2300 feet 

from an exit, measured along the line of travel. 

Exit doors should be a minimum of 3'0" wide and 6'8" high. 

Aisles in theaters, or other high density seating areas, shall be 

located so that there will be no more than seven intervening seats between 

any seat and the nearest aisle. 

Any form of signage requires a permit from the City of Dallas. 
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MARKET ANALYSIS 
The following market analysis is based on a series of reports prepared 

by the City of Dallas Office of Economic Development and Department of Urban 

Planning. The infonnation is intended to be a general guide for future 

planning. The economic health of the Central Business District is 

emphasized since the Arts District is an Integral element of this district; 

however, the economic outlook of the county area is provided for comparative 

analysis. 

The following documents compromise a major part of the reference data: 

Preliminary Sketch Plan; The Build Out Scenario, Dallas Arts District Market 

Analysis; and Economic Market Share Study, an Analysis of the Economic 

Health of Dallas. 

Most of the reference information was published in 1982 and 

supplemented by the CBD Association to provide the latest available market 

study data. The following paragraphs attempt to summarize and analyze the 

information and statistical data and the application to this high-rise 

residential complex. 

Introduction 

The Central Business District is the heart of the Dallas economy and 

remains the core of the county urban development. The vacancy rate retail 

space In downtown is the lowest among thirteen defined retail areas in 

Dallas County. The future of retailing in downtown Dallas is totally 

dependent on the same factors that have contirbuted to the recent decline in 



most U.S. downtown cities; accessibility and attitude. Shoppers today 

generally prefer the suburban enclosed mall for shopping convenience and 

assesslbllity to the variety of stores, including the major department 

stores previously only available in the downtown areas. The Plaza of the 

Americas marked the first major downtown office/commercial building to 

Include an enclosed suburban-type shopping mall. This Plaza is in close 

proximity to the Arts District and will supplement the anticipated 

attraction to the natrual or open air mall concept being planned for the 

Arts District. 

RETAIL 

Dallas' central business d i s t r i c t currently is a predominant re ta i l 

center in the Dallas area capturing seven percent of the county's sales. 

Presently, the area is ranked second, only behind Northpark which has 8% of 

the total sales. 
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The Dallas Arts D i s t r i c t w i l l attempt to recapture some of the suburban 

r e t a i l market by providing a mix of food serv ice, entertainment, spec ia l i ty 

shops, and a t least one shopping branch of a major department store. The 

r e t a i l assessment In the Sasaki plan has a l l o t t e d the fo l lowing r e t a i l space 

requirements fo r the locat ion of the subject project wi th emphasis on the 

area as a spec ia l i t y center. 

TABLE 5 

Sasaki Plan Sales Al locat ion for Subject Project Site 

Retail 

Service and Convenience Goods 19,800 s . f . 
General/Specialty Goods 30,000 s . f . 
Arts Related 19,200 s . f . 
Department Store 70,000 s . f . 

Retai l Sub-Total 139,000 s . f . 

Food Services 

Fast Foods 23,000 s . f . 
Moderate Cafe/Restaurant 18,000 s . f . 
Premium Restaurant 18,000 s . f . 

Food Sub-Total 64,000 s . f . 

Total Retai l and Food Services 203,000 s . f . 

These f igures were based on a pure o f f i ce complex with r e t a i l 

p r i nc i pa l l y l im i t ed to the f i r s t two f loors with maximum exter io r exposure. 

With th i s pro ject promoting res ident ia l space, several r e t a i l factors needed 

to be addressed. The exodus or hesitancy of many people to consider CBD 

housing i s the normal lack of personal convenience r e t a i l stores such as 

supermarkets, del icatessens, cleaners, auto service s ta t ions , and heal th / 

recreat ional serv ices. The DAD and especia l ly t h i s p ro jec t , w i l l address 

these areas of res ident ia l r e t a i l support to provide a twenty-four hour 

Utopia complete wi th convenience shops, swimming, exercise, and 

entertainment f a c i l i t i e s . 
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The following conservative spatial retail/food services requirements 

have been projected for the subject residential complex considering 

residential needs yet providing dedicated retail in consonance with the 

Dallas Arts District plan. Adjustments were made to compensate for the 

people density difference between office and residential occupancy, assuming 

a 60% density factor. The Indicated retail space does not include the 

anticipated street vendor and art display sales that will add to the retail 

validity of the project location. 

TABLE 6 

Allocations Adjusted for Residential Use 

Retail 

Service and Convenience 8,100 s.f . 
General/Specialty 12,250 s.f. 
Arts 8,100 s.f . 
Department Store 35,000 s.f. 
Residential Convenience 30,000 s.f . 

Sub-Total Retail 93,4b0 s.f. 

Food Services 

Fast 9,000 s.f . 
Moderate Cafe/Restaurant 8,100 s.f. 
Premium Restaurant 7,350 s.f . 
Disco/Bar 4,000 s.f 

Sub-Total Food Services 28,450 s.f . 

Total Retail/Food Services 121,900 s.f. 

Residential convenience re ta i l space w i l l be located for the convenience 

of the residents and of f ice leasers and w i l l not generally be available to 

the casual arts d i s t r i c t pedestrian shopper. 
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The following retail space potential projected by the Sasaki Report are 

provided in Table 7 to show background justification and phased development 

of retail/food services within the D.A.D. 

TABLE 7 

Total Retail Potentials 

(Dallas Arts D i s t r i c t ) 

Retail 

Off ice Populat ions/ 
Shoppers 

Hotels 
Residential 

Planned Development 

1982-86 By 2000 

48,278 SF 268,922 SF 
6,872 10,446 
-0 - 7,703 

Conservative Development 

1982-86 By 2000 

36,208 SF 161,352 SF 
6,872 17,318 
- 0 - 7,703 

Planned Retail To ta l : 287,071 SF Conservative Retail To ta l : 186,373 SF 

Food Services 

Office Populations 
Cultural Attractions 
Hotels 
Residential 

Subtotal 

Total 

Planned Food Service: 

Fast 

53,272 
865 

-0-
99 

54,236 

By 2000 

Medium 

51,928 
1,898 
6,715 
2,359 

62,910 

178,764 SF 

Premium 

43,885 
2,400 

12,213 
3,120 

61,618 

Total 

Conservative 

By 2000 

Fast 

31,962 
865 

-0-
99 

32,926 

Food Se» 

Medium 

31,162 
1,898 
6,718 
2,359 

42,123 

Premium 

26,330 
2,400 

12,213 
3,120 

44,063 

'Vice: 119,123 SF 
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Convential retail and food services have been combined to assess total 

retail sales for the subject project. By comparison, the total projected 

retail sales (Sasaki Report) for the same project area was established at 

34% higher than conservative retail sales levels projected in this report. 

This conservative estimate was based on the projected available retail space 

within the design considerations of the high-rise residential complex, even 

though residential convenience sales were added to the sales levels 

projected by this report but not Included in the Sasaki Report projections. 

This conservative approach guarantees that a realistic, sales projection has 

been developed and attainable. 

OFFICE 

Dallas' economy has always been a healthy one. Last year the c i ty 

completed almost $200 mi l l ion in new downtown construction. Currently, 

Dallas has approximately 10 mi l l ion s. f . of off ice space under construction, 

with an additional 11 mi l l ion s. f . planned for construction by the year 

2000. This surge is due to the migration of many major businesses and 

corporate headquarters to Dallas. This expansion, along with reasonably low 

Interest rates, w i l l also inspire the growth of small businesses. The 

D.A.D. w i l l receive a large share of this new act iv i ty due to i t s 

convenience, accessib i l i ty , image, culture, and promotion which w i l l add to 

the "back-to-the-city" movement. 

The downtown area currently Includes 22,366,275 square feet of gross 

off ice space with a demand for an additional 18,441,044 s.f . by the year 

2000. The D.A.D. w i l l add a projected 10 mi l l ion of off ice space by the 

year 2000. 
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Table 8 delineates the amount of office space currently planned or 

projected for the Central Business District by the year 2000, including 

projects within the DAD. The resulting 8.6% surplus being projected is very 

favorable when compared to the current 12% vacancy rate for the CBD. This 

vacancy rate Is one of the nations lowest among major urban areas. This 

rate Is attributed to the older (1900 era) buildings. Several renovations 

were begun in the late 70's and led to the creation of the West End Historic 

District where design control has provided the Impetus for renovation and 

use of these "character" buildings. 

This project has buffered the planned use of the subject site as an 

office building through the introduction of the high-rise residence. Office 

space, however, will be Included in the project; and is required to help 

buffer the cost of CBD land. Approximately 148,000 s.f. of leasable office 

space Is Included to supplement financing and subsistence of this project. 

The design of this project will be flexible enough so that office space can 

be substituted for residential space and vice versa to achieve the highest 

profit profile to fit existing spatial demands. 

A recent article in the Dallas Morning News reported on city officials 

and representatives of the Central Business District Association visiting 

Toronto, Canada, for ideas on their successful urban vitalization. They 

were quoted as saying "Dallas in many respects is where Toronto was 30 years 

ago in terms of transportation, development of the CBD, and downtown 

housing." "Metroporitan Toronto has managed to house 2.2 million people on 

244 square miles of land."^ That is roughly twice Dallas' population in 

approximately two-thirds the area. Toronto's downtown office space (60 

million s.f.) doubles that of Dallas. 

1 Rodrique, George, The Dallas Morning News, April 23, 1983 

_1 o 



The conclusion is that transportation, CBD development, and downtown 

housing are a l l Important in a successful urban Utopia and these elements 

cannot be separated or stand alone. This project provides the best of two 

of these success elements. 

- 1 9 2 -



TABLE 8 

Demand/Supply Projections for 
CBD Off ice Space, 1981-2000 

(Gross Square Feet) 

Demand, 1981-2000 

Less: Supply Under Construction 

501 Elm (1981) 
Republic National (1981) 
Southland Center (1981) 
311 Market (1981) 
YMCA (1981) 
Employers Insurance (1982) 
Placid Oil (1982) 
Purse Bui lding (1982) 
San Jacinto Tower (1982) 
ARCO (1983) 
Cadi l lac-Falrv iew 

Trans i t Center S i te (1983) 
Majestic Theater Site (1983) 

Dallas Centre I I (1983) 
Olympia York (1983) 
Southwestern Bel l (1984) 

18,441,044 

128,000 
129,000 
530,000 
33,000 

120,000 
300,000 

1,500,000 
38,250 

900,000 
1,300,000 

1,450,000 
300,000 

1,200,000 
796,785 

1,400,000 (10,125,035) 

Remaining Demand, 1985-2000 

Less: Supply Planned 

Bromelea 
Campeau 
Crow 

Ross/Harwood Tower 
Ross/Pearl Tower 

In te rs ta te T r i n i t y Bui ld ing 
Jackson Plaza 
Reunion/Woodbine 
Southland 

Phase I 
Phase I I 

Terminal Annex Bui ld ing 
Wholesale Merchants Bui lding 

Remaining Demand 

8,316,009 

2,500,000 
3,000,000 

1,400,000 
NA 

168,000 
101,446 

1,000,000 

2,600,000 
NA 

180,000 
168,000 -(11,117,446) 

- ( 2,801,437) 
(Surplus) 

SOURCE: C.B.D. Market Analysis 
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Table 8 provides an estimate of projects that are planned or under 

consideration to be built. Real estate brokers feel the large number of 

buildings to be completed by 1984 will create a temporary office space glut 

but that recovery will quickly follow. 

This program, recognizing the potential for CBD residential and coupled 

with the CBD projected office glut, has reassigned approximately a million 

s.f. of projected office space to residential. A building which is solely 

residential has risks in financing and cost effectiveness; therefore, a 

conservative amount of leasable office space (100,000 to 200,000 s.f.) will 

serve as a valuable supplementary component in financing this project and 

offsetting the high cost of land in the downtown area. In recent discussions 

with the City Planning Commission, they recognize that the novel nature of 

this project and the downtown location would definitely attract its fair 

share of the office market. 

Population/Housing 

The future population growth of Dallas relies on two factors: the 

natural Increase or decrease in the region's population (births minus 

deaths) and the net migration to the region. The Dallas/Fort Worth area is 

growing rapidly because of heavy Inward migration. From April 1970 to July 

1978 the annualized growth rate in the Metroplex (2.51 percent) was more 

than the annualized growth rate for Texas (1.96 percent). 

Dallas county grew by 1.97 percent per year during this period; not as 

high as the growth for the Metroplex, but still a strong growth rate. 
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The city of Dallas accounted for approximately 22 percent of the 

population growth in the county from April 1970 to January 1979. Allowing 

for the fact that the city of Dallas has been developed more than the 

balance of the county, the low increase in population in the city relative 

to the area population Increase suggests that Dallas is not getting its fair 

share of population growth. Over half of the statistical areas in the city 

actually lost population In this period. 

Throughout the 1970's the average number of people living in a dwelling 

unit has been decreasing. The change in the average household size is 

primarily due to changing life styles In the 1970's. For example, there are 

more single parent families, more single people living alone in an 

apartment, and more single people owning homes. 

A typical outward migration from the City of Dallas is a young couple 

buying their first home. Much of the single-family housing in Dallas built 

during the 1970's consisted of relatively expensive custom-built homes; most 

of the suburban housing consisted of less expensive homes built by large 

scale developer/builders. These builders need large tracts of inexpensive 

land. The more developed an area, the more difficult it is to find these 

tracts of land. Northeast Dallas had the benefit of possessing large tracts 

of undeveloped land and these communities accounted for nearly 50 percent of 

the new housing completions from April 1970 to April 1978. 

Dallas is at an evolutionary stage where the Investment opportunities 

for large scale builders are limited within the city. To help overcome this 

problem, the Dallas City Council has adopted the Areawide Redevelopment 

Program to encourage large scale inner-city housing development. Continued 

development of the inner-city will almost eliminate the opportunities for 



construction of expensive custom-built homes and low-rise apartment buildings 

because of land costs. The net result w i l l be an Increase in the building 

of mult i-story and high-rise housing units within the inner-ci ty. This 

result strengthens the need for this proposed high-rise residential project. 

UNIT COST ESTIMATE 

A material cost estimate Is an aid in developing a proper cost per 

square foot for this project based on usage. The purpose of this analysis 

Is to develop a set of scale construction standards for r e t a i l , off ice and 

residential areas. This Is divided into two groups: the f i r s t is aligned to 

standards associated with Income groups which varies from a high luxury 

Income to a low economical Income; the second group consists of the quality 

of systems furnished for each of the income groups. This grouping 

assessment was developed Into a matrix and is used to establish the cost 

quali ty for these areas. (See Table 9). 

After developing this matrix, certain quali t ies can be chosen and 

plotted on a graph. (See Figures 42 through 45). Each quality is connected 

to a certain cost. By taking individual costs for each system, an average is 

formed. This average establishes cost levels ($ per square foot) that should 

be selected from comparable data in "Means Square Foot Costs for 1983." 

This method enables the programmer to make trade-offs in system 

qual i t ies to f i t the need of the c l ient and potential users. The 

residential area is divided Into apartments and condominiums to help further 

judge the potential of each. A market j us t i f i ed analysis, along with a 

l i fe -cyc le study, w i l l eventually determine the proper choice. The 

following diagrams w i l l define the qual i ty needs and cost for r e t a i l , off ice 

and residential units. 
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FIGURE 42 

y ' 

RETAIL 

ITEM 

1. Structural : 

2. Location : 

3. Mechanical : 

4. Electrical : 

QUALITIES 

Concrete or brick construction, durable, efficient 
materlals 

Transitional urban area, prime location, heavy 
pedestrian area 

Quiet, temperature control, special systems, well 
zoned 

Good Illumination, some speciality items, variable 
Intensities 

5. Life Safety: Fire stairways, sprinkler system, smoke detector 

6. Conveying : Elevators and escalators, low maintenance, zoned, 
central location 

7. Security : 

8. Acoustical : 

Bu i l t - in alarm system, quality locks, security watch 

Insulation in ce l l i ng , carpet, thick walls, good 
separation 

9. Plumbing : Good quali ty f ix tures, low maintenance 

INCOME 

Middle 

Middle 

Custom 

Upper 

Upper 

Middle 

Upper 

Upper 

Mi ddle 
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FIGURE 43 

OFFICE 

ITEM 

1. Structural : 

2. Location : 

3. Mechanical : 

4. Electrical : 

5. Life Safety: 

QUALITIES 

Strong steel, finished concrete, high quality 
materials, hardwood 

Transitional urban area, prime location, business 
area 

Temperature control, insulated, single zoned system, 
quiet 

Speciality items, good illumination, burial of 
utility lines 

Sprinkler system, smoke detector, interior escape 
routes, quality 

6. Conveying : Low maintenance, rapid elevators & escalators, zoned 

7. Security : Built-in alarm system, screened visitors, guard, 
quality locks 

Thick walls, good separation. Insulated ceiling, 
carpet 

8. Acoustical : 

9. Plumbing : Quality fixtures, no frills, low maintenance 

INCOME 

High 

Middle 

Upper 

Upper 

Upper 

Upper 

Custom 

Upper 

Mi ddle 
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FIGURE 44 

APARTMENTS 

ITEM 

1. Structural : 

2. Location : 

3. Mechanical : 

4. Electrical : 

5. Life Safety: 

6. Conveying : 

7. Security : 

8. Acoustical : 

9. Plumbing : 

QUALITIES 

Good quali ty with low maintenance, durable and 
e f f i c ien t 

Buying convenience, urban, prestige, prime 
location 

Quiet, temperature control system, good servicing 

Top qual i ty and eff ic iency, good i l luminat ion, 
variable intensit ies 

Smoke detector, high wall rat ings, protected 
stairway, sprinklers 

Rapid elevators & escalators, central ly located, 
low maintenance 

Bu i l t - i n alarm system, security watch, key or 
code operated doors 

Quiet home, thick walls, good separation, carpet 

Quality f i x tu res , 1 1/2 baths, insulat ion, 
durable 

INCOME 

Upper Middle 

High Cost 

Upper Middle 

Upper 

Middle 

Upper 

Upper 

Upper 

Middle 



CONDOMINIUMS 
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CONDOMINIUMS 

ITEM QUALITIES 

1. Structural : Strong durable materials, design specialities, 
low maintenance 

2. Location : Urban prestige, convenient, prime location, cultural 

3. Mechanical : 

4. Electrical : 

5. Life Safety: 

6. Conveying : 

7. Security : 

8. Acoustical : 

Single zoned system, quiet. Insulated, temperature 
control 

Good illumination, variable intensities, telephone 

Smoke detector, sprinkler system, protected escape 
routes 

Rapid elevators & escalators, quiet system, centrally 
located 

Screened visitors, security watch, guard, alarm system 

Total Insulation, special wall material, high in 
privacy, separation 

INCOME 

Custom 

High 

High 

Upper 

Middle 

Upper 

Custom 

Custom 

9. Plumbing : 1 1/2 bathrooms, specialty Items, pvc/copper pipes Upper 



PROJECTED COST ANALYSIS 
CONSTRUCTION COST 

Residential 

Of f ice 

Retai l 

Food Services 

Recreational 

Foundations 

Substructure 

Superstructure 

Exter ior Closure 

Roofing 

I n t e r i o r Construction 

Conveyi ng 

Mechanical System 

E lec t r i ca l 

Special Construction 

Overhead & P r o f i t 

Archi tect /Engineer ing Fees 

ADDITIVE COST 

Exter ior Parking 

Parking Garage 

Si te Work/Landscaping 

Spr ink le r /F i re Detector 

Securi ty 

Cost Net/SF 

55.74 

76.53 

54.25 

85.90 

62.80 

% of 
Construction 

Cost 

1.3% 

.3% 

16.0% 

9.6% 

.3% 

24.0% 

7.0% 

14.0% 

8.0% 

1.5% 

12.0% 

6.0% 

Cost Net/SF 

1.05 

23.30 

4.54 

3.81 

0.08 

Net/SF 

800,000 

148,200 

93,450 

28,450 

235,600 

1,305,700 

Cost 

1,040,940 

240,220 

12,811,580 

7,686,950 

240,220 

19,217,360 

5,605,060 

11,210,130 

6,405,780 

1,201,080 

9,608,680 

4,804,340 

Net/SF 

238,000 

452,000 

110,000 

1,305,700 

1,305,700 

GRAND TOTAL 

ADJUSTED GRAND TOTAL 

**ESCALATED GRAND TOTAL 

Cost 

$44,593,920 

11,341,880 

5,069,320 

2,701,550 

16,365,680 

$80,072,350 

Cost 

$ 249,900 

10,531,200 

500,000 

4,974,720 

107,000 

$96,338,870 

$91,521,930 

$104,939,040 

See following page for asterisk notation. 



PROJECTED UNIT COST ANALYSIS (Continued) 

* Dallas area is adjusted to 95% of the National Average. 

* * Construction to begin September 1984 with two years to completion. 

Cost adjustment based on annual 6.8% (1983); 7.1% (1984), and 8.4% 

(1985) Increase compounded from the date of this program (December 

1983) for 1 year 11 months to mid-point of construction (September 

1985) 0 14.66%. 

Ref: "Means Sq. Ft. Costs 1983," 4th Annual Edition, Robert Shaw Means Co. 

Ref: "Means Building Construction Cost Data 1983," 41st Edition, Robert Shaw 

Means Co. 
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MARKET JUSTIFIED ANALYSIS 
APARTMENT INCOME 

200 Ef f ic ienc ies 
150 (1) Bedroom 
250 (2) Bedroom 
150 (3) Bedroom 
25 Ar t i s t Lofts 

Office Lease 

Retail Lease 

Parking Income 

Miscellaneous Income 

$ 400/mo. 
600/mo. 
800/mo. 

1,000/mo. 
600/mo. 

Monthly 

$ 80,000 
90,000 

200,000 
150,000 

15,000 

* Net Income Mu l t i p l i e r 
NET INCOME 

148,200 sf @ $27/s f /y r . 

93,450 sf @ $54/s f /y r . 

750 Rental @ 50/mo = $37,500 
1250 Rental @ 75/mo = $93,750 
450 Assigned 

Extended 
(Annual) 

$ 960,000 
1,080,000 
2,400,000 
2,400,000 

180,000 
$ 7,020,000 

X 5.0 
$35,100,000 

= $ 4,446,000 

= $ 5,046,300 

= $ 1,575,000 

Club/Recreational Fees/Dues 
(40/mo. per fami ly (600) 

$24,000 

POTENTIAL GROSS ANNUAL INCOME 

$ 288,000 

$29,980,930 

LIABILITIES 

Vacancies/Bad Debts @ 7% of Gross Income 
Rental Mainteance 600/Annual/Unit @ 750 Units 
Building Maintenance (Estimated) 
Cleaninq .50/sf/Yr. : 1,444,100 
Taxes ^ 6% of Net Value 100,000,000 
Depreciation 1%/Yr Net Value 
Interest 85,900,000 Financed 0 8% 
U t i l i t i es 

$ 1,286,270 
450,000 
896,400 
722,050 

6,000,000 
1,000,000 
6,872,000 

10,000,000 

TOTAL LIABILITY $27,226,720 

NET ANNUAL PROFIT/LOSS $ 6,754,210 

* The amount nonnalized to level annual payments for 5% annual rent 
Increases using present value fac to r . 



ĈONDOMINIUM SALES INCOME 

200 Efficiencies 
150 (1) Bedroom 
250 (2) Bedroom 
150 (3) Bedroom 
25 Ar t i s t Lofts 

775 Units x 97,150 = 
Down Payment 0 10% = 
95% Flnancied 0 12% for 20 Yrs 

95% of 75,291,250 

Average 
$97,150 Sale Price 

$75,291,250 
$ 7,772,000 (Capital Loan Retirement) 

$71,526,680 
(30 Yr Note) Net Income Mult ip l ier x 9.427 

** NORMALIZED ANNUAL RETURN = $ 22,476,100 

$674,282,000 
w— 

Office Lease 148,200 sf 0 $27/sf/yr. 

Retail Lease 93,450 sf 0 $54/sf/yr. 

Parking Income 750 Rental 0 $50/mo.; 1250 Rental 0 $75/mo. 

Miscellaneous Income 

Club/Recreational Fees/Dues 
Maintenance Association 0 1,120 Annually 

POTENTIAL GROSS ANNUAL INCOME 

$ 4,446,000 

$ 5,046,300 

$ 1,575,000 

$ 288,000 
896,400 

$34,727,800 

LIABILITIES 

Maintenance (Co-op) 
Cleaning 
Taxes 
Depreciation 
Interest Paid 
Ut i l i t i es 

0 .50/sf/Yr (Office/Retail) 874,350 sf 
6% of 60,000,000 (Retained Property) 
1%/Yr Net Ret. Value 
85,900,000 Financed 0 8%, 20 Yrs. 
(Retained Area) 

TOTAL LIABILITY 

NET ANNUAL PROFIT/LOSS 

$ 896,000 
437,175 

3,600,000 
600,000 

20,023,310 
6,000,000 

$31,556,885 

$ 3,170,915 

* I t Is assumed that a l l condominium sales w i l l be completed within 
one year. 

* * The amount normalized to level annual payments using accumulative 
present value factor. 



LIFE CYCLE COSTS - CONDOMINIUMS 

Yrs. 
from 
Pres. Description 

Condo Including 
1 Office & Retail 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

29 

30 

Capital Capital 
Receipts Liability 

29.98 27.23 

29.98 27.23 

Pres.* 
Value 
Factor 

.909 

1.736 

2.487 

3.170 

3.791 

4.355 

4.868 

5.335 

5.759 

6.145 

6.495 

6.814 

7.103 

7.367 

7.606 

7.824 

8.022 

8.201 

8.365 

8.514 

8.649 

8.772 

8.883 

8.985 

9.077 

9.161 

9.237 

9.307 

9.370 

9.427 

Extended 
Receipts 

27.25 

52.05 

74.56 

95.04 

113.65 

130.56 

145.94 

159.94 

172.65 

184.23 

194.72 

204.28 

212.95 

220.86 

228.03 

234.56 

240.50 

245.87 

250.78 

255.25 

259.29 

262.98 

266.31 

269.37 

272.13 

274.65 

276.93 

279.02 

280.91 

282.62 

Extended 
L i a b i l i t y 

24.75 

47.27 

67.72 

86.32 

103.23 

118.59 

132.55 

145.27 

156.82 

167.33 

172.86 

185.55 

193.41 

200.60 

207.11 

213.05 

218.44 

223.31 

227.79 

231.84 

235.51 

238.86 

241.88 

244.69 

247.17 

249.45 

251.52 

253.43 

255.15 

256.69 

P r o f i t 
(Loss) 

2.50 

4.78 

6.84 

8.72 

10.42 

11.97 

13.39 

14.67 

15.83 

16.90 

17.86 

18.73 

19.54 

20.26 

20.92 

21.51 

22.06 

22.56 

22.99 

23.41 

23.78 

24.12 

24.62 

24.68 

24.96 

25.20 

25.41 

25.59 

25.76 

25.93 

* Based on 10% return in mi l l ion $. Derived from tables found in 

"A Practical Manual on the Appraisal of Capital Expenditure" by C. G, 

565.91 

Edge 
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LIFE CYCLE COSTS - APARTMENTS 

Yrs. 
from 
Pres. 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

29 

30 

Description 

Apt Sales w/ 
Office & Retail 

Capital 
Recei pts 

34.73 

j 
1 
1 

I 
i 

i 

i 
i 
i 

\ 

i 

! 
1 

1 1 
[ 

• 

1 

i 
i 

34 .73 

Pres.* 
Capital Value 
L i a b i l i t y Factor 

31.56 .909 

j 1.736 

2.487 

3.170 

3.791 

4.355 

4.868 

5.335 

5.759 

6.145 

6.495 

6.814 

7.103 

7.367 

7.606 

7.824 

8.022 

8.201 

8.365 

8.514 

8.649 

8.772 

8.883 

8.985 

9.077 

! 9.161 

9.237 

9.307 

1 9.370 

31 .56 9.427 

Extended 
Receipts 

31 . 

60. 

86. 

110. 

131. 

151. 

169. 

185. 

200. 

213. 

225. 

236. 

246. 

56 

29 

37 

09 

66 

25 

06 

28 

01 

42 

57 

65 

68 

255.86 

264. 

271 

277. 

284 

290. 

295 

300 

304 

308 

312 

315 

318 

320 

323 

325 

16 

.73 

91 

.82 

52 

.69 

.38 

.65 

.51 

.05 

.24 

.16 

.80 

.23 

.42 

327-40 

Extended 
L i a b i l i t y 

28. 

54. 

78. 

100. 

119. 

137. 

153. 

168. 

181. 

193. 

204. 

215. 

224. 

232. 

240. 

246 

253. 

69 

79 

49 

05 

64 

44 

63 

37 

75 

94 

98 

05 

17 

50 

04 

.93 

17 

258.82 

263. 

268 

272 

276 

280 

283 

286 

289 

291 

293 

295 

297 

99 

.70 

.96 

.84 

.35 

.56 

.47 

.12 

.52 

.73 

.72 

.52 

Pro f i t 
(Loss) 

2. 

5. 

7. 

10. 

12. 

13. 

15. 

16. 

18. 

87 

50 

88 

04 

02 

81 

43 

91 

26 

19.48 

20. 

21. 

22. 

23 

24 

59 

60 

51 

.36 

12 

24.80 

24 

26 

26 

26 

27 

27 

28 

.74 

.00 

.53 

.99 

.42 

.81 

.16 

28.49 

28 .77 

29.04 

29 .28 

29.50 

29 .70 

29.88 

* Based on 10% return In mi l l ion $. Derived from tables found in 

"A Practical Manual on the Appraisal of Capital Expenditure" by C. G, 

622.21 

Edge 
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CONCLUSION (LIFE CYCLE COST) 

From the l i f e cycle cost analysis, we see that the total net project 

value based on apartments equals $622,210,000 in th i r t y years while 

condonminiums would net $565,910,000 in th i r t y years at present value of the 

dol lar . Both analyses were made assuming annual capital receipts over the 

30 year projected l i f e , with a minimum of 10% return on the capital 

Investment. The apartments provided a 9% greater return and, therefore, 

would be the most at t ract ive alternative. Another advantage for the 

apartment alternative can be ident i f ied in considering property worth after 

the 30 year period. The apartment alternative retains 100% ownership 

whereas the condominium alternative w i l l have ceded over 40% of the property 

to private ownership. 
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CASE STUDIES 

The basic criteria of the proposed high-rise residential complex in the 

Dallas Arts District is aided and substantiated by reviewing different applied 

design concepts of similar projects. These projects were selected with the 

intent of being compared with each other in relationship with the subject 

project. The selected comparative condominium/apartment projects are con

sidered as "state of the art" for this particular building type - A High-rise 

Residential Complex. 

The buildings were specifically choosen for the design requirements and 

resulting solutions that are relative to this project. The following brief 

descriptions introduce each project to be analyzed and evaluated for its 

applicable uniqueness. 

1. Marina City - serves as a major prototype in high-rise living and 
design. 

2. Lake Point Tower - a self-contained city selected for its unique 
design solution. 

3. Olympic Tower - gives insight to the building code requirements of a 
"special district," as well as the design cautions inherent with 
building across the street from a classical historic church, St. 
Patrick's Cathedral. Both considerations are common to this project. 

4. Museum of Modern Art and Tower Apartments - is the most similar 
example to this project. The intermixed residential design had to 
resolve many issues relative to the pure museum it replaced. Each 
problem/solution will be examined to the fullest to comprehend what 
is successful and unsuccessful in today's market. 

5. The Palace - was chosen for its innovative construction concept and 
illustrates a related issue: the mixed use of condominiums and 
apartments. 

Each of these examples consists of residential complexes of at least 40 

stories, and are located in the downtown area of a major city. They are 

evaluated according to their purpose, function, form, structure, size, and 

cost. The resulting analytical study will produce a set of guidelines to 

follow in the design phase of a high-rise residential complex. 
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MARINA CITY 

How did this city within a city originate? Was it inspired by the city 

planning office, with help from the city government, to alleviate overcrowding 

problems? Marina City was not a governmental creation, but the concept of 

William McFetridge, President of the Chicago Flat Janitors Union, and a Vice 

President of the AFL-CIO. He wanted to invest his local's reserve funds in 

downtown high density living. He discussed this idea with an architect named 

Bertrand Goldberg and together with Charles Swibel, President of Manna City 

Management Corporation, they purchased a piece of railroad property along the 

north side of the Chicago River. 

Their main goal was to build a development that did not have social or 

economic barriers. This complex offered living places that appealed to 

singles, retired people, and married couples without children. The downtown 

location is in a high density, commercial area which most parents feel is 

undesirable for raising children. Therefore, the market was directed toward 

attracting the office worker, from typist to tycoon. This was achieved by 

offering a combination of reasonably priced rental units and diverse shopping 

and entertainment facilities just an elevator ride away! This unique 

combination assured a 100% occupancy. 

Marina City was designed to achieve the maximum in comfort and use. A 

person renting an apartment or an office would be able to swim, bowl, bank, 

shop, dine out, go to the theater, hold meetings, and store a car or boat 

without ever going outdoors. The design concept of 18 stories of above ground 

parking and 60 stories of apartments is an arrangement which has worked well 

in Chicago. 
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Goldberg's design approach of Marina City was influenced by his former 

instructor, Meis Van Der Roch. His concept was to break away from the 

conventional rectilinear design even though he recognized the dangers of 

non-rectangular spaces. The use of a circular plan, then considered revolu

tionary, was used to functionally define the building. The circular plan also 

allowed for a greater amount of unobstructed view from each apartment. Short 

corridors and easy circulation patterns are a direct result of this plan. 

This design is a landmark which has set the trend for others to follow. 

Marina City is one of the tallest reinforced-concrete apartment structures 

ever built. This design relies heavily on a central structural core. 

Goldberg's idea was to form a structural core out of a vertical concrete 

shell and cantilever the floor slabs with a ring of columns located on the 

perimeter of these slabs. This exposed framework of columns is effective both 

in the reassuring suggestion of structural strength and in defining individual 

apartments. The use of columns to strengthen the cantilever floors resulted 

in the unobtrusive placement of some columns in bedroom areas. Construction 

of the structural core was difficult and frustrating but the final results 

made this building completely successful. 

Aesthetically, the arrangement of buildings at Marina City appear to have 

been placed mathematically. The geometry and varied functions of this complex 

are one of its main attractions. An outdoor ice skaing rink was placed on the 

ground floor to emphasize the social aspect associated with the unit. The 

skating rink vaguely hints that more social functions are available within 

the buildings. A possible solution would have been to expose more of the 
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activities. The complex used very little landscaping due to its location in 

the high density commercial area. The neighboring buildings constantly cast 

shadows over the site making it difficult to effectively grow most types of 

vegetation. The apartment balconies provide a better environment for growing 

plants and enhance the dramatic - even spine-tingling - view of Chicago's 

skyline. 

-2K'-



BOMT HARBOR 

MARINA CITY 

TYPICAL FLOOR PLAN 

- 2 1 7 -



LAKE POINT TO\A/ER 

Lake Point Tower, like Marina City, is also in Chicago and was also 

inspired by Mies van der Roch. In 1921, Mies did his first sketches of a 

skyscraper with a curving glass curtain wall. This concept was most influen

tial on architects George Schipporeit and John Heinrich in designing Lake 

Point Tower. These two men, like Goldberg, studied under Mies and used his 

theories to attain their first real commission. A tall glass tower concept 

was urged to conserve as much park and residential space as possible to enhance 

4 
the environmental surroundings of this residential complex. 

The final design is based on the "Y" plan; however, the architects 

studied an "X" plan but dismissed it because of cross views into other 

apartments. This cloverleaf or "Y" plan required a triangular-shaped 

structural core, similar to the circular core of Marine City, that contains 

the elevators, stairwells, corridor supply ducts, and main electrical 

distribution systems. This triangular core works more efficiently and can be 

constructed more economically then a circular core. The core supports all the 

horizontal forces, and the vertical forces are transmitted through the columns 

to the foundation, very similar to its predecessor Marina City. In the design 

of the triangular core, the idea was to make it large enough so as when one 

leaves an elevator, he/she enters into a small lobby. The lobby branches into 

three relatively short corridors which are generated by the triangular core. 

Each corridor consists of an average of four apartments which establishes a 

high degree of privacy. Heating and air-conditioning for these units are 

supplied by a wall component system to assure individual comfort. All of 

these features are combined to make Lake Point Tower a very romantic and cozy 

living environment. 
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Shipporeit and Heinrich directed their attention toward producing a 

smooth flowing form for Lake Point Tower. The "Y" plan eliminates the 

"problem of the corner" by providing a continuous contour. Movement is 

enhanced by reflections of passing clouds off its bronze tinted, glass skin. 

The design literally seems to be floating on air, a trait truly stimulated by 
5 

a master. 

This tower appeals to singles, families, senior citizens, and just about 

everybody from all walks of life. There are units that can be arranged from a 

one bedroom efficiency to a three bedroom configuration by means of a movable 

partition wall. This enables the owner to keep up with a quickly changing 

market at low cost. The Lake Point Tower is a very unique complex. The rein

forced concrete structure cost $15 million dollars to construct in 1968 and 

provides more than 900 dwelling. 

Lake Point Tower was designed to provide as much park and recreational 

space within the site as possible. Trees were planted along the sides at 

street level. The plaza level is smothered in trees to create the openess, 

provide recreational space, and accent the "geometric consistency" of the 

design. A large reflective pool is located on the site for people to use as 

an area to stimulate imagination, relax, and meditate after a long day. A 

swimming pool and a golf putting area are included for all tenants, but is an 

especially popular recreational element for senior citizens. A large opening 

near the center of the site exposes the mezzanine and street level activities. 

This circular opening provides direct daylight onto the street level entrance 

drive below, also brightening up the centrally located main lobby. This tower 

stands isolated on a plot of land adajacent to Lake Michigan, making a very 

dramatic effect on Chicago's skyline. 
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Lake Point Tower remains a successful, high-rise apartment complex of 

today. Two lessons can be learned from its success: the importance of form in 

relation to the site, and the need to recognize and accommodate a tenant's 

social and recreational activities. This structure is proof that there are 

lively, imaginative designs in high-rise construction. 
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OLYMPIC TO\A/ER 

Olypmic Tower is a specialty mixed retail, residential, office develop

ment in New York City. This project, completed in 1976, was designed by 

Skidmore, Owings and Merrill and provides 253 condominiums and 480,000 square 

feet of office space. The design also includes 8,700 square feet at street 

level for retail and commercial use. Located on Fifth Avenue, the main goal 

in designing this structure was to restore this area's traditional role and 

image as a shopping mecca. 

Fifth Avenue was a decaying area with older stores and abandoned plazas, 

caused by a 1961 zoning law. This zoning law resulted in the creation of a 

nearby historic shopping promenade; consequently. Fifth Avenue lost a major 

amount of their revenue to this promenade and began to collapse. The archi

tects felt that Olympic Tower should capture the public's imagination and 
o 

guarantee the retention of Fifth Avenue as a prominent shopping area. 

An architectural black box may not strike observers as a model for a 

mixed use building, since the sleek, impassive, opaque skin and strong 

rectangular form are normally associated with an office building. This 

rectangular shape, while providing a corporate image, also carries this air of 

distinctajon for the well-to-do into the residential climate. This aura of 

success and finance was certainly reinforced by Aristotle Onassis being part 

owner of the Olympic Tower. Presently, about 80 percent of the 253 

condominiums have been purchased by foreign owners. This may be due to the 

incentives Olympic Tower offers to European retailers who are trying to 

establish themselves in the American marketplace. The City of New York has 

been willing to supplement the monthly rent by $100 dollars per square foot to 
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entice and aid the growth and success of the exclusive European retail shops. 

The hope is that these shops will reinforce the aura of Fifth Avenue as high 
Q 

style living. 

One of the major areas of concern in building the Olympic Tower was its 

location directly across from St. Patrick's Cathedral. A very similar 

situation faces the subject Dallas Arts District High-rise Residential Complex. 

The black reflectant skin of the building is used as an absorbent to provide a 

classy backdrop rather than to take away from the surrounding structures. 

Critics felt this approach was very unsympathetic to the existing low scale, 

turn-of-the-century structures. The side of the Olympic Tower that faces St. 

Patrick's Cathedral seems barren, lost in scale, and does not express any 

consistency of character with the architectural context of the area. The 

building almost reflects the well-to-do attitude by being anonymous, out of 

place, and smug to its surroundings. 

Olympic Tower was constructed from three major materials: steel, a black 

aluminum curtain wall, and bronze heat absorbing glass. Structural steel 

columns and girders were used to construct the first 20 levels. The 

residential portion above the 20th level of this building is made of 

reinforced concrete slabs and supporting columns, a practical design for 

acoustical reasons. Two mechanical rooms supply steam services for heating 

and cooling these residences. The central plant HVAC services is a new 

approach when compared to the systems utilized at Marina City and Lake Point 

Tower. This central system does make provisions for comfort control on an 

individual unit basis. Area controls are located in each residential unit to 

provide personal comfort on demand. 
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Olympic Tower had to follow unique zoning requirements laid out by the 

Special District Control Board. One of the mandatory provisions was the 

District Control Board's restrictions limiting the type of retail use to 

discourage banks, airline offices, and similar businesses. Since the building 

is located on a small lot, the ground floor is limited to retail shops and 

restaurants to encourage pedestrian spending, thereby restoring Fifth Avenue 

as a prominent shopping area. Olympic Tower reflects the architects concern 

for meeting the new zoning requirements and other programmatic needs rather 

than attempting to design an architectural landmark. 
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MOMA 

The Museum of Modern Art, located in New York City, took a tremendous 

step forward with the integration of a high rise condominium tower with the 

museum. The project involved the demolition of the original Museum of Modern 

Art and the displacement of Phillip Johnson's office. One of the issues 

raised regarding the tower was the proliferation of super-tall office and 

apartment buildings existing in the city's midtown area, and the loss of 

sunlight and over-crowding caused by these towers. The loss of space and 

sunshine in the museum resulted in the design and inclusion of a breath-taking 

sculpture garden, designed by Phillip Johnson. In 1976, the museum pleaded 

for both space and money and announced plans for a $40 million dollar 

12 
expansion plan. 

The most critical problem of the existing museum was its lack of gallery 

space. About 85 per cent of its art collection was stored in the basement or 

other appropriate storage areas caused by the lack of gallery space. Under 

this restrictive display plan, a canvas could only be shown once every 25 

years on a rotation basis. Critics perceived the lack of gallery space as a 

threat to the museum's existence, reflecting that most collectors would want 

to withdraw their pledges if they felt their work did not get sufficient 

exposure. Architectural Designer, Caesar Pelli, used the gallery display 

issues to gain approval of the worthiness of the apartment tower and its 

ability to accommodate the 1.3 million annual visitors who would attend the 

new museum. The new building consists of a sculptured garden, public 

restaurants, penthouse restaurant, health club, galleries, commercial space, 

13 
and all the services of an arts and craft school. 
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The major visible change will be the cascading glass garden hall to be 

added to the existing building. The effects of this "winter garden" is the 

use of the interior as a conservatory. The garden hall encloses escalators 

which are connected to the exhibition floors to form an east-west circulation 

route - a key element for the success of the expansion plan. At present, the 

circulation patterns are extremely confusing: the escalators will relieve the 

major sources of congestion, leaving the elevators to serve staff and handi

capped visitors. The garden will include a public restaurant which will open 

directly to the outdoor garden area. An open-air cafe will be provided by 

removing the outer glass wall. 

Caesar Pelli's design for the skin of the additional tower is a subtle 

and refined assemblage of sections of glass in nine, warm "colorful" gray 

tones and two blue gray tones to establish a true abstration when placed in 

black mullions. From a distance, the eye will blend these gray/blue tones to 

create a warm brownish gray which Pelli feels is the dominant color of New 

York. The new skin, however, seems to portray a quality of thinness or 

tightness as if to be stretched as thinly as possible across the frame, 

virtually without texture or depth to it. The feeling that the entire 

structure conveys is not so much one of craftsmanship as that of a piece of 

15 
architecture that was rolled out on a machine. 

Several concepts in the Museum of Modern Art design deserve attention. 

This building will be located in the New York Arts District and the revenue 

that is accumulated from the condominium tower will be returned to the Museum 

for the upkeep of the tower. The use of the garden area to create a large. 
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comfortable circulation area within a small confining space is another major 

concept. Basic steel construction with a rectangular geometry reduces the 

construction off-set the high land costs. High land costs ($17 million for 

the museum site) almost dictate high density, high-rise construction to effec

tively maximize the land use/land cost ratio. Most critics were leary of the 

functional mixture of the building (condominum to museum). The critics felt 

this mixed use would downgrade the museum, but there is a continuing need for 

projects of this nature. 
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The Palace, located in Miami, Florida, was designed by a young firm 

called Arquitectonica. Employees of this firm have a median age of 31 and 

they produced a large condominium apartment complex overlooking Biscayne Bay: 

a building that hints of perfection and plays with fantasy. There are three 
1 c 

major elements that make up this $30 million dollar investment. 

1. Two story base with ground level parking and waterfront townhouses. 

2. 255 condominium apartment units (1 to 3 bedroom units). 

3. Health club, tennis courts, two swimming pools, and 53 cabanas along 
ocean property. 

The use of condominium apartment units is a design reaction to the rapid 

fluxuations in the market. This condominium apartment approach offers more 

freedom to the purchaser, which is a quality that will be implemented in the 

subject project. 

Arquitectonica wanted to create a work of art that retains the fresh 

ingenuous quality of a child's painting, yet encompasses the stormy range of 

adult responses - an achievement that occupied Picasso throughout his life. 

Their plan was developed around simple geometric forms and was laid out on a 

grid. The base was designed to incorporate this grid with the use of tile. On 

top of this base are two large planes which intersect each other. The shorter 

one is painted a bright red and imitates childrens' building blocks in a 

"stair-like fashion:" a bold yet warm feeling that is seductive as well as 

aggressive. This child-like form can become excessive, simplistic, and even 

boring if not properly applied. By the use of "rational" geometric forms, 

Arquitectonica has produced a formal, systematic approach towards "high-tech" 

architecture:" a computer-type urban form which is the combination of high 

technology and science fiction and yet more limited than human beings. 
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The mechanical system used in the Palace consists of a central cooling 

tower with individual air handling units. This enables the tenant to have 

individual control over the air handler serving his space. This structure was 

designed using outdoor decks and reflective glass to create a cool atmosphere. 

The major materials used in this building include anodized aluminum framing, 

reflective glass windows, tinted glass sliding doors, and stucco over concrete 

block. Stucco was dictated by the owner and was chosen for economic reasons. 

Actually, the stucco grid dominates the design and allows the anodized 

aluminum to blend into the building. The use of reflective glass tends to 

distort the image of the design more than necessary. This is important to 

note because an architect must examine the effects of the materials on its 

19 surroundings and the overall design concept. 

The Palace offers a combination of slickness with striking contrasts; a 
on 

delicate balance between knowledge and "naivete." Arquitectonica has 

achieved a somewhat seductive design by offering a long, steep, angled drive, 

marked by rows of tall. Royal palm trees that add a romantic touch to a 

contemporary residential building. This unique intimate design, developed on 

a geometric formula, apparently worked very well in this South Florida market

place, judged on the success of this condominium/apartment complex. 
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A COMPARATIVE SUMMATION 

I N T R O D U C T I O N 

This analysis will examine the positive and negative issues 

expressed in the past five case studies. These comparisons are 

intended to shed valuable light on design considerations on this 

project. The method used to evaluate these studies has been di

vided into five general categories: content, function, form, 

structure and site. Each of these divisions will be evaluated by 

using the best suited project relative to each issue. 

CONTEXT 

All of the projects evaluated were designed with a certain 

context in mind. One of the best buildings dealing with this 

issue is Marina City in Chicago. Marina City offered low apart

ment rates which produced a high occupancy rate. The social as

pect of this structure provides a wide variety of entertainment. 

Marketing of Marina City appeals to young singles and couples, 

but the location of this project in the commercial district of 

downtown makes this complex no place to raise kids. 

Lake Point Tower also located in Chicago presents nice, 

rentable units for middle-income families with children. The 

architects designed the building to serve the children as well as 

the adults by making separate facilities for both. They also 
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developed a movable partion wall to meet the changing market 

needs. The structure also comes complete with human need shops, 

to fulfill the needs of the residents. AH of these features ap

ply directly to this project and its success. 

The Museum of Modern Art and Tower Apartments in New York 

created a lot of controversy before construction but was complet

ed. This complex is a little bit more involved in the arts than 

the proposed project at hand. The Tower Apartment located on top 

of the MOMA are directed toward the upper-middle class and high

er. The reason for this is to bring in a constant revenue to sup

port iMOMA. All of the facilities within this structure are art-

oriented and offer very little in the area of human need shops. 

The entertainment and social aspects are aimed at the Museum of 

Modern Art which is a little too limited to support this project. 

Olympic Tower (New York) and the Palace (Florida) both 

offer condominium units, but the Palace uses a different market

ing strategy by selling apartment-condominiums. This way the 

tenant has a choice of buying or renting his/her unit. Although 

the Palace offers no retail and Olympic Tower's major concern was 

the revitalizing of the retail area on Fifth Avenue, these build

ings are both supported by the upper-middle class and higher as 

are all of the projects. 

FUNCTION 

Lake Point Tower and Marine City are very similar in types 

of functions offered. They both have a certain amount of recrea

tional facilities which should be analyzed to understand what 
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works best in a high-rise residential complex. in Lake Point 

Tower two swimming pools are needed, one for adults and one for 

children. This concept of separating the activities between 

children and adults works very well and should be incorporated 

into this project. Marina City provides an ice rink, bowling 

alley, and theater complex. These functions are basically child

ren-oriented and offer a safe place for kids to "hang-out" with

out worrying their parents. 

A day-care center is one of the major facilities in Lake 

Point Tower. This helps support young families who need to have 

both parents working to make ends meet. A night-care center 

should also be provided. Parents who have had a hard day or week 

and want to go out would use the center. The convenience of the 

center would most like stimulate its use and its need. 

The facilities that are within the Museum of Modern Art pro

vide an insight of what type of art shops are needed for this pro

ject. These shops are actually open spaces which are designed to 

the users' needs. The main importance is access to shipping and 

receiving, to enable the user a quick line to his/her supplies. 

Some of these shops will create a certain amount of loud noises, 

and being located in this area seems logical. 

FORM ___««> ....^ 

One of the most important aspects in form is the handling of 

circulation patterns. The most common desire is quick and short 

routes. This can be handled by providing short corridor lengths 

and fast elevator service. Lake Point Tower is a good example be-
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cause of its central lobby for residents and the use of the "Y" 

plan for short corridors. Marina City also utilizes a central 

core for circulation and an "0" plan for corridors which forms a 

directional flow. These two systems are very unique and work 

well for these projects. 

A second important issue is the separation of public and pri

vate spaces. All of the buildings analyzed, with the exception 

of the Palace, provide separate entrances for these user groups. 

Most tenants wish to have a tight security system to keep these 

spaces separated and disallow any unwanted visitors. All of 

these features are important to the development of this project. 

The exterior form of this project will take shape in the de

sign phase. The major importance of this form is for the exter

ior to be complimentary with its surroundings. (This information 

can be found in "background".) This project will also make a 

heavy impact on the Dallas Skyline, making these outstanding char

acteristics present from all sides of the city-

STRUCTURAL 

The structural system for this project will be developed 

when the design begins to form. By using a grid system, the 

structure can be laid out in a more economical and systematic 

way. 

Marina City with its circular form presented more construc

tion headaches than desired. The structural core needed extra 

support, and when it was added, some of the columns were placed 

in the bedroom area. Lake Point Tower had a rectangular core 



which supported the horizontal forces and reinforced concrete col

umns supported the vertical forces. This system along with its 

clover leaf exterior form to move the wind has been proven as 

very efficient prototype. The materials used to build these high 

rises vary from design to design. Reinforced concrete and struc

tural steel are some of the materials that can be maniuplated to 

fit the design criteria. 

H.V.A.C. systems also vary from design to design. Most ten

ants want an individual system with separate controls. This can 

be done in a number of ways. Lake Point Tower and Marina City 

have provided separate and individual systems for each unit 

placed within the window system. The Palace, Olypmic Tower, and 

MOMA use a central cooling and heating sytem with individual air 

handling units. Another issue is acoustics which can be handled 

with proper insulation throughout the entire building especially 

the walls for the privacy of the tenant. 

SITE 

One of the most common approaches is to utilize a tall tower 

to conserve as much land as possible for landscaping the site. 

Terraces may also be used for relaxing and enjoying the atmos

phere. Balconies are also encouraged to allow each tenant a pri

vate view of Dallas from their own home. 

Access on and off the site is another area of importance as 

well as parking. A grand entrance initializes the character of 

the building as found at the Palace and Lake Point Tower. This 

will definitely be a design consideration for this project. The 
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parking on the site can be above or below ground. One of the 

most effective methods has been above ground parking as seen in 

Marina City, Lake Point Tower, and the Palace. These large park

ing garages require a strict security system with proper lighting 

to ensure the safety of the individuals. Also, the separation of 

public traffic anrd private traffic is important. These areas 

should interact and flow easily through the structure and both be 

as close to the building as possible. 

Each site possesses a different and unique situation. Zon

ing and building requirements also affect the site and place cer

tain restrictions which must be allowed for in the design cri

teria . 

CONCLUSION 

The previous cases studies do not point out an absolute per

fect approach to the success of a high-rise residential complex. 

Each of these projects was designed to meet certain needs wanted 

for that particular area. The idea is not to make exact dupli

cates, but learn from these projects so that a good solution can 

be made. 
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The following summation attempts to explain the project's 

design as completed in Architectural Thesis. In order to under

stand the development of this design, certain issues and objec

tives were faced along with priorities and alternatives that 

best resolved the problem. 

In the outset of the project, several important issues 

became obvious. For many years, the city has needed a unique 

residential venture which would serve the downtown employees, 

businessmen, and visitors, plus stimulate both business and 

non-business activities throughout the downtown area. Only 

recently has this type of project been proven economically 

feasible and marketable with the designation and planning for 

a Dallas Arts District (DAD). 

The designer also entered the project with some philo

sophies or concepts already established including: the escape 

from a slick reflective box which is currently the architec

ture in the C.B.D.; the complex needs to be arranged to create 

easy access from all four sides; the separation of activities 

to help define the building plus give orientation and location; 

a heirarchy must be established between activities along with 

proper security measures; the historic Santuario de Guadalupe 

Cathedral Church located next to my site must be buffered so 



that the design does not overpower its surrounding; the complex 

shall be complimentary to its environment and contribute to the 

Dallas skyline. 

Several design objectives were then established including 

those relating to function: accessability; pedestrian orienta

tion; marketing orientation; office and business orientation; 

and especially resident orientation. Many aesthetic objectives 

were developed including those relating to its image, the de

sign's qualities and its implementation. At this point two 

emerging priorities could be seen: the image (character or at

mosphere) of the project as a whole; and the project's acces

sibility (pedestrian and vehicular). With these ideas and con

cepts in mind, the generation of the design could begin. 

DESIGN SOLUTION 
Several important alternatives were reviewed in the de

sign's early development. During the first presentation numer

ous problems came about: a need for more research in vertical 

circulation and form. The forms presented were not unique 

enough to merit any further analysis — - although the comments 

that were made helped spark a better design. 

The first step was to research the structural, mechanical, 

and vertical circulation. This was handled by experts in the 

field to give the designer a more accurate perspective of the 

whole complex. Several options were then laid out to get a 

workable structure and a framework of design limitations. To 



receive proper elevator information, Otis Elevator in Dallas 

provided a computerized circulation analysis to pinpoint the 

exact amount of elevators needed to support this complex. 

In the second presentation, the form and exterior 

aesthetics became a more dominant factor. This form was very 

conceptual but created a more positive feedback. A structural 

grid spanning 25'x25' made for more flexibility and allowed 

the designer to manipulate the building structure more. A 

central core system was used to furnish adequate mechanical 

supply to each floor. Also lift stations were provided to carry 

the water to the top of this 53-story highrise. Although this 

complex was conceptual, a lot of good things were happening 

which should be refined and carried over to my final presen

tation. 

After many revisions, the designer was able to come up 

with the final design solution which was to be the end product. 

The form of the building was based on a 30'x30" structural 

grid with a central core system located in the middle of the 

main complex. This core became the major structural support 

throughout the complex. The form of the complex was also 

affected by the activities which took place within the build

ing. The lower portion of the building was retail and would 

represent activity. This was done by the fading in and out 

of squares on the lower floors creating a more active design. 

The office floors were then designed to be consistant and a 

repetitive window placement was laid out for each floor. The 



remaining 40 floors were residential which was consistent in 

form but not in layout. Some areas had large, green spaces, 

and others just had balconies, and the rest were cantilevered 

out 10 feet. 

This highrise decreased in floor space as the building 

rose up to initiate status and to bring the building almost 

to a point. There were two past architects which influenced 

this design, Le Corbusie and Meis Van Der Roch. Meis liked 

to expose the structure of a complex to show strength and 

even to produce illusions of "floating". This idea is imple

mented in the front and service side of the building. The 

structure is exposed then manipulated into a Mondreonte-type 

grid. This gave the complex a more sculptured look which 

would coincide with the idea of an Arts District. From under

neath this structure, a three-dimensional effect would take 

place. 

The residential floors took on a more unified form with 

window and balcony placements on a system. The green spaces 

began to open up more, and the design actually became easier 

to do due to the use of systems. Each residential floor space 

ranged from 36,000 sq. ft. to 26,000 sq. ft. at the top. 

This digression of space created a very intriguing aesthetic 

quality to this complex, inside and out. The mechanical sys

tem for each room was provided by a California heat pump sys

tem which is self-sufficient for each room and can be easily 

replaced for the convenience of the tenant. The core also 


